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CHAPTER I: INTRODUCTION 


This is a report dealing comprehensively with the question of the future 
development of the Annex Planning District, and in particular with the question 
of what changes ought to be made in the zoning of the district in the immediate 
future. It is the first to be made public of a series of stwwdies now being 
conducted of the 25 planning districts into which the city has been divided. 
Studies are in preparation at the present time of all 5 districts covering the 


entire central sector of the City north of Bloor Street to the City limits. 


These "planning district appraisals" as they are called, have led to some 
general conclusions with respect to zoning and development policies of city- 
wide application, The proposals for the Annex District described in this 
report will depend for their successful implementation on the adoption of some 
of these general policies which for this reason are introduced in this report 


WHOIS Weiele’ Suserete, Seale 


During the period since the first request for the report, a number of 
major matters have been raised which seriously affect any plans for the future 
of the Annex. These matters were largely those beyond the control of the 
City Planning Board. For example, the final decision on residential standards 
was made only in 1958, as was the decision on the location of the east-west 
subway. Although some of the decisions have been made, some matters are still 
undecided, as will appear in later sections of this report. For these reasons 
some of the recommendations of this report must be regarded as interim 
suggestions pending final decisions on major projects affecting the planning 
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GENERAL ARRANGEMENT: 


The general arrangement of the report is as follows: 


A first chapter outlines the role and functions of the Annex 
planning district within the fabric of the City, and describes the 
essential problems to be faced in planning its future development. This 
statement of the present situation and problem is followed by individual 
chapters describing particular aspects of the Annex - its residential 
character, its population, its usefullness as an institutional area, and 
so on. The problems and needs described in these chapters are brought 
together in a chapter summarizing future needs. This is followed by an 
exposition of general principles, which are then applied in the next 


chapter wherein the detailed zoning proposals are set out. 


The essentials of the report can be followed, therefore, by reading 


these chapters: 


Page No. 
II - The Changing Role of the Annex 
VIII - Outline of a Plan for the Annex 
IX - General Principles 
X - Proposed Zoning 


REQUEST FOR REPORT: 


It has been realized for several years that the Annex is a part of the 
City about which some far-reaching decisions would be required at an early date. 


The area has been the subject of numerous requests for changes in zoning, about 
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the merits of which residents and property owners have been hotly divided. It 
was after considering many such requests that the Committee on Property, in 
October 1955, decided to defer consideration of individual requests "in order 
that a cemplete and comprehensive study may be made of the Annex area with 
respect to zoning classifications ........by the City of Toronto Planning 
Board,.....the Board to consider the Annex as an entity in preparing their 


covccseoreport!!, 


Since making that decisian the Cemmittee has been consistent in refusing 
any general goning change, usually following the recommendation of the Planning 
Board. The applications have, however, been numerous. All requests received 
by the Planning Board are listed in Appendix A, indicating the range of 
requests made. Some of these were disposed of at the time of application; 


others are covered by this report. 


At a later date (September 1956) the Committee on Property also requested 
the Planning Board "to consider in its report on the Annex area what commercial 
uses will be contemplated for Avenue Road, Bay Street, and Davenport Road", 
This request arose out of consideration by the Committee of By-law 19527 which 
would have the effect of repealing By-law 175 (the "Fishleigh" By-law). The 
Fishleigh By-law affects the use of land and buildings in the area named by 
the Committee. By-Law 19527 was already before the Municipal Board for 
approval when at the City's request the hearing was adjourned pending further 


consideration by the Committee on Property. 


The area described by the Committee does not form part of the Annex 


except for properties on the west side of Avenue Road. The area is, accordingly, 
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not dealt with comprehensively but only insofar as is necessary to deal with the 
Cemmittee's request. The greatest part of the area lies within the Yorkville 
Planning District and will be dealt with more comprehensively in a future report 
en that district. The previous reports of the Board dealing with the Avemme 


Road-Davenport-Bay area or parts of it are also listed in Appendix A. 
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CHAPTER II: THE CHANGING ROLE OF THE ANNEX 


Seventy years ago the dmnex was Being built up as a handsome, prosperous 
residential district on the outskirts of Toronto. It was close enough to the 
city centre to be easily reached by carriage while still being remote from 


commercial and industrial areas. s 
THE CHANGES OF THE PAST: 


The change in the intervening period is so dramatic that it is hard to 
grasp. By the 1930's the Annex had been engulfed by the expanding, city to the 
point where it was a central district, very convenient to the university, the 
parliament buildings and the heart of the city. A small amount of csmmercial 
and industrial development had occurred on the edges of the area, which was a@ 
fine urban residential district although no longer as prosperous and fashionable 


as it had once been. 


Since 1¢39, and especially since the end of the Second War, developments 
have again transformed the situation. The rapid and extensive growth of 
Toronto has been reflected in great changes in the centre of the ety. ine 
downtown business core has expanded greatly and the secondary shopping and 
office area focussed on Bloor and Yonge has mushroomed into a thriving district 
of major importance. The convenience of the Annex to these new developments 


has acquired greater significance than ever as the newer residential areas 


a eG ; 
have, of necessity, been more and more distant from the centre. 


Within the Annex this period has also seen great changes. Some new 
commercial development has gone on on the fringes of the area, particularly 
towards the intersection of Bloor and Avenue Road, reflecting the new 


importance of the Bloor-Yonge area close by. On several streets 
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new apartment buildings have been built, offering a type of accommodation of 
which there was previously little in the Annex, accommodation which is 


particularly suitable for business people without children. 


This development reflects the sweeping changes that have taken place in 
the population. There are many more people in the area (an increase of more 
than 20% since 1939) but there are fewer children and a great increase in the 
number of single adults. Naturally a great many of these live in rooms or 
flats and the substantial houses of the Annex, mostly still in good condition, 


have proved very adaptable for this use. 


Others of the larger houses have been changed from residences to offices 
for various institutions. Not only have the buildings attracted these 
urganisations but the accessibility of the location is also a great advantage. It 
is highly prebapble that more would have been converted but for the zoning 


restrictions. 


Nevertheless the Annex has remained predominantly residential, and even 
with the heavy shift to rooming houses, flats, apartments and subdivided houses it 
is still a most attractive location for a house close to the centre of the city. 
Some of its attraction has been spoiled by the increased traffic routed through 
the area, by the parking and other effects of increased density and by the need 
to accept a variety of uses, but the advantages of the location, the soundness 
of the buildings and the pleasantness of its trees and gardens counterbalance 


these defects. 
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THE FUTURE ROLE OF THE DISTRICT: 


Looking to the future it is evident that there are many more changes in 
store for the Annex. The various subway and highway proposals which traverse 
or skirt the area will cause immediate physical disturbance, greatly changing 
the areas affected. Even more important, they will enhance the significance 
of the area as an accessible, strategically located district on the edge of the 
central business, shopping, university and government complex. At the same 
time there is danger that parts of the Annex may be made unattractive to 
existing and potential users and that the cohesion of the area may be greatly 


reduced. 


The advantages of the Annex should attract many new institutional and 
commercial uses as well as new apartment development. However, the area is so 
large that much of it must remain in essentially the same buildings as to-day 
for many years to come. Fortunately the buildings are sound and suitable for 
a variety of uses, mostly residential, although the East Annex in particular 


should attract others as well. 


To ensure that the Annex continues to be a fine area and matches up to 
its new role it will be necessary to do everything possible to keep it 
attractive and fully adapted to the needs of changing times. Not only must 
new developments be to sound standards, so that the variety of new and old can 
live together in harmony, but also existing deficiencies should be rectified, 
assets protected and public facilities provided as required. A sound and firm 
policy and programme is the necessary prerequisite for the future well-being 


of the Annex, 
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CHAPTER Ill: THE ANNEX AS A CHANGING RESIDENTIAL AREA 


The Annex has always been a residential area, and it will continue in the 
future to be predominantly a place where people live rather than work, despite 
the large share of city-wide development that is likely to go within its 
boundaries. It is the purpose of this chapter to show what the Annex is like 
as a place to live, to show what kind of people live there, and why. The 
Annex has some unique advantages for particular groups of people and kinds of 
development, and these considerations lead to estimates of what is likely in 
the future. Also discussed in this chapter are the problems of open space, 


parking, traffic, and other questions that affect the Annex as a place to live. 


HISTORICAL REVIEW: 


When it was originally built up at the turn of the century and for a great 
many years thereafter the Annex was a favoured "residential" district in the 
dictionary sense of the word - a district characterized by private homes "of 
the better class". Not all of these homes were constructed as detached resi- 
dences; there were many semi-detached ones as well as a few apartment buil- 
dings. Nevertheless it was an area of large homes for families, families of 
better than average social position and income, families with children. These 
people tended to identify themselves with the Annex neighbourhood as a place 


to live and a way of living. 


There was a gradual change in the Annex's character through the 1920's as 
the country's social habits and family structure made the swing from Victorian 
to modern characteristics. Other changes took place during the depression 
years and the Annex has been an area very fluid in its social composition for 


the past 20 years. For decades, University students have found lodgings in 
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Annex homes. In pre-war days old style rooming houses with an established 
household of "paying guests" could be found. About the same time, parts of the 
physically and socially separated West Annex began to be settled by Jewish 
persons who moved up Bathurst from the Cvllege area. However, this group moved 
even further north into Forest Hill and North York before any synogogues or 
other institutional buildings to serve them were put up in the Annex. Their 


place has been taken largely by recent immigrants to Canada from Europe. 


Further east, an increasing number of the large family residences have 
been canverted into multiple dwelling units or rooming houses. This kind of 
development, already arising naturally in the depression years, was accelerated 
during the war when wartime orders cancelled the effect of restrictive by-laws 
on the use of dwelling accommodation. More recently, new apartment buildings 
have been going up, to add another facet to the changing residential character 


of the district. 


Taken collectively, the rooming houses, converted flats and new apartments, 
and their occupants, represent a most substantial change in the physical and 
social structure of the Annex. The change can be regarded as a direct 
reflection of the growing importance of the Annex as a residential area located 
immediately adjacent to the heart of the city. This group of persons, while 
heterogenous in many respects, has several common characteristics. It consists 
predominantly of single persons or young couples - there are very few children; 
it is a transient group ranging from rsomers who stay only until they can find 
more permanent accommodation to tenants of flats and apartments who rent under 
a lease. They have no ties with the Annex as a neighbourhood and have little 


inclination to participate in local organizations. 
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Thus the Annex, which only seventy years ago was a new district on the 
edge of a city of 180,000 population, is becoming a highly urbanized residen- 
tial area, the home of persons who wish to live close to the centre of the 


metropolis, 


Despite its central location the Annex to-day, in terms of land area and 
properties, is still primarily residential. Table Ii shows that of some 
2,600 properties within the boundaries of the district, more than 2,200 or 86% 
are residential; either single family, multiple family, or apartment buildings. 
In terms of area occupied, Table III shows that a total of 197.2 acres are in 
residential use. This amount of land makes up 72.5% of the net area (exclusive 
of street allowances and lanes) of the planning district. Within this area 


live some 17,000 persons, 


~ 


PHYSICAL CHARACTERISTICS OF THE RESIDENTIAL SECTIONS: 


The earliest development in the Annex is found in a strip comprising most 
of the area between Bedford and Avenue Roads, centering on Tranby, Boswell and 
ieee This was part of the Village of Yorkville, which was joined to the 
City in 1883. The historic "annexation" itself, from which the district de- 
rives its name, extended from about Bedford Road to the west side of Walmer 
Road. It became part of the City in 1887. The more westerly part of the 
district was part of Seaton Village which was annexed to the City in the 
following year. These areas to-day still exhibit the differences in style, 


size, and quality of the original buildings. 


Not all of the properties now in the Annex were built upon by the dates of 


annexation. The process of filling in the original subdivisions took quite a 
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number »9f years as most homes in those days were custom built for individual 
owners. Later, the larger estates and properties were subdivided, creating 


new building sites. 


Age of Buildings 


For this reason there is quite a variation in the age of residential 
prope-ties in the Annex, with the bulk of them now being about 50 years old, 


as indicated in the following table: 


i 


kenegiat 
Residential Sor 
Properties 80+ 71-80 61-70 51-60 1-50 31-40 21-30 11-20 6~10 less Indeter 


2326 Veta 5 87. 315 29 30 4. 22 6 58 


100% Cams OL reer fee ase ase 8 dee O67- BO 23 2.5 


Le ae eee ene 


Source: I.B.M. Analysis of 1951 Assessment records. 


Condition of Buildings 


The condition of residential buildings in the Annex is on the whole fairly 
good. The assessment records for 1951 classified 1.2% as good, 55.3% as fair, 
and the remaining 3.5% as being in poor or indeterminate condition. In the 
Urban Renewal Study of 1955, the building condition survey indicated that the 
Annex was the only area with residences in chiefly good condition in all that 


part of the City lying west of Yonge Street and within the railway cordon. 


Within the Annex, good conditions are found to dominate over the whole 
central section from Bedford Road westward to Walmer Road. The Chicora Avenue 


sector is also predominantly in good condition. The Tranby-Boswell area shows 
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fair conditions are general on both ends of Brunswick and along the length of 
Howland, Albany and Bathurst Streets. There is a scattering of poor 

structures on Albany and Howland Avenues at their north ends, but in this case 
there is little evidence of a trend towards new investment or improved conditions. 


Figure 9 is a map of generalized building conditions. 
Kinds and Sizes of Residential Structures 


The residential buildings in the Annex (excluding-apartments) divide_up 
by structural type as follows: 
detached 3h% 
Semi-detached 50% 


attached (row) l% 


duplex 54 
other 7% 
Total 109% 


In addition to the approximately 2,200 properties represented by the 


above types there are 60 properties on which are constructed apartment buildings. 


It will be noted that unlike most central area residential sections, the 
Annex has a low proportion of row housing, and that the bulk of the housing 


stock consist of semi-detached and detached structures. These detached and 
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semi-detached structures which make up the bulk of properties are outstanding 
in this part of the City not only as to condition but as to size, The 
following table indicates that they are well above the City average and also 


above any district in the central area west of Yonge, 


AVERAGE TOTAL FLOOR SPACE OF DETACHED AND 
SEMI-DETACHED PROPERTIES BY SELECTED DISTRICTS 


Ward 


District Division Detached Semi-Detached 


Annex h-5 2, OOPSa TL? Ighed. ft. 
Christie 5-5 bods eoert. 1,239 ed.. .£b, 
Trinity 5-h | 1,502 sq.ft. lwiolsq, Tt. 
Spadina h-l | Lino sce t, 1,355 sq. ft. | 
Yorkville (S,pt)* 347 | 200) sa. ct, A elie. fae | 
City Average all 1,316 SCLtse | ee PS SG, St 


* Part south of Bloor Street, 


Source: Analysis of 1951 Assessment Records, 


While there is a marked difference between even the average size of house 
in the Annex and surrounding districts, the difference is even greater when the 
bulk of the good central residential section of the Annex is considered, The 
western and northern blocks of the Annex do not contain as many large properties 
as the rest of the district, A sampling of properties scattered through this 
central area gave an average of almost 3,000 sq. ft, for the East Annex, and 


2,500 feet for the West Annex. The Gast Annex has an appreciable number of 
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properties with total floor areas of four and even five thousand square feet, 
originally built as detached or semi-detached residences. The fact of existing 
large numbers of very large houses, old but in fairly good condition, and on 
good sized plots, gives the Annex unique advantages for those uses that require 


this kind of property in a central location. 


EXISTING RESIDENTIAL DENSITIES AND FLOOR AREA RATIOS: 


Although complete data are not available, a random sampling has permitted 
some indication of the floor area ratios of single and multiple family properties, 
exclusive of apartments, in the Annex. These properties include attached and 
semi-detached structures whether converted or not, as well as duplexes, boarding 
houses and other non-apartment residences. Figure 10 shows the average floor 
area ratios in certain blocks determined by the sample survey. This map also 


shows the 1956 net residential densities in terms of persons per acre. 


Both the average floor area ratios shown in Figure 10 and the distribution 
of residences according to density zone categories shown in the following table 
indicate a widespread condition in the Annex of fairly high density of 
development in existing buildings. While the bulk of Annex buildings is in 
the lower range of Zone 3 and below, there is no part of the Annex that on the 
average is much below the maximum floor area ratio permitted by Zone 2 - the 
zone in which most of the Annex is now classified. Most blocks, in fact, are 
in the Zone 3 range, and the general level of population density is not much 


under 100 persons per net residential acre, as indicated in Figure 10. 
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PERCENT OF EXISTING RESIDENTIAL PROPERTIES 


(GXCLUDING APARTMENTS) IN EACH DENSITY ZONE CATBGORY.* 


Zone 1 West Annex Kast Annex 
ratio less than 0.35 max. / 6% h% 
Zone 2 

ratio 0.36 to 0.60 max. 29% 217 
Zone 3 

1) ratio 0.61 to 0.80 30% 25% 
2) rabio O.CL to 1,00 max. 35% 25% 
1) ratio 1,01 to 1.50 nil 25% 
2) ratio 1.51 to 2.00 max. nil nil 
PACLO 2 .ULttO 72 «50 max. nil nil 
Total 100% 100% 


* based on a total sample of 132 properties. 


# max. - maximum ratio permitted by the zoning by-law for the designated zone. 
TRENDS IN THE EXISTING HOUSING STOCK: 


Because of its location and because of the large size and superior condi- 
tion of its existing dwellings the Annex has met housing needs of some special 
kinds. This has been indicated in a general way by the statistical summaries, 
but it is now the purpose of this section to see what is happening with respec 
to rooming houses, student accommodation, conversions and deconversions, to see 


what problems are raised and what future needs are likely to be. 


Anes 


a A tk Mind) 4 


ae: ee 
pe ri r Jan K 
ba - - ~ - rm 
e tS as Ee 
mi s 
= 
ul 
‘ 
i * 
q 
- kt i Ma ~ . . Fi : 7 
- * ‘ 
et i aie? ‘Si aubiogeeg? Ye i Sera Of%Et, mala ‘=e 
ye 
: ited ; 


7 a MCT ES seme riety antec 


st paella Ay 


- == ed ru Saree Dee? ers Wins of S peared if! a 0b ene aos se 
* fsSha@ gree Te shasa wise teh) ae péititi se ncisiad & Pe m 


te at 4 c Ai ted itt 


= eae ae - : Ssh a 8 “ky o ca ae sk: co 8 pea @t 
ost wise iGwnaed ef vote ase. 4? pa eae 
iy ai io a, co as iit” eS im vat \ 
# cemedenwrniy ah ose angil Pawrath, a , 


a o Pe ee ee 
ff \ cai aes os “ibe i 


a io. lit 8 vies vine 


> 


Page 16 


General Trend to Multiple Occupancy 


Table II shows that in the 20 years since the beginning of the last war 
there was an increase of 118% in multiple occupancy of the existing dwelling 
stock. This table is derived from a study of City Directory records and does 
not distinguish between detached, semi-detached, or other dwelling house types 
of property. Rather, the term "single family residential" refers to occupancy 
of the dwelling house. A property would be counted as "single family" if 
there were no evidence of conversion and if only one family name were listed in 
the directories -- hence it might be more proper to term this category 
"presumed single family". If one or two rooms in a property were rented out 
and there was no separate listing of tenants in the directories, the property 
would have been presumed to be "single family", For this reason the numbers 
and proportion of truly single family dwellings is probably rather less than 
indicated in the tables, On the other hand, there is very little likelihood 
that any dwellings were counted as multiple family -- which category includes 
rooming houses -- when they should have been noted as single family. This 
means that there are probably considerably more multiple occupancy properties 


than are indicated in the tables. 


Subject to these qualifications, the tables indicate the general trend to 
multiple occupancy and rooming houses in the Annex. Of 967 single-family 
properties in the East Annex in 1939, 606 are presumed to have remained in that 
status but 2l)}6 were converted. The remaining 115 changed to other uses alto- 
gether, chiefly non-residential. In the West Annex, of 87) single-family 
properties in 1939, 58 were converted to some form of multiple occupancy by 


1958, leaving only 388 in single-family status. The remaining 28 changed to 
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other uses altogether. 


A study of these figures and of existing occupancy suggests that the 
conversion trend in the Annex has already reached its peak, even though there 
are still some1,100 properties in presumed single-family status. Some of 
these are no doubt already housing lodgers, and many of those remaining will, 
because of size, not admit of conversion or rooming house use. The likelihood 


is, however, that conversion will continue to go on but at a decreasing rate. 


Single Family Trends 


Despite the weight of evidence provided by the population statistics some 
parts of the Annex have a distinct single-family flavor or atmosphere. This 
character is pronounced in those sections of the district that are most 
susceptible to the growing pressure for changes to non-residential land use. 
Streets like Lowther and Prince Arthur have this atmosphere, partly because of 
the setting, with fine old homes well set back on the tree-lined street, but 
also because there is still a number of these homes in virtual single-family 
occupancy. They do not find themselves in the majority however; in fact 
there is hardly a street or a block in the Annex which manages a preponderance 


of single-family occupancy. 


Despite the heavy trend toward multiple occupancy, apartments and non- 
residential uses, it is worth mentioning that there has been an appreciable 
number of deconversions back to presumed single family status. The tables in 
Appendix B show that about 150 properties made this change. It is probable 
that two kinds of changes are involved - one group representing the sharing of 


facilities by enlarged New Canadian families which include many relatives, and 
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another group representing the trend to the "town house" where considerable 
sums are expended on modernizing and improving the property. Deconversions 
of whatever type have occurred generally throughout the Annex, with the only 
significant area of concentration being in the Tranby-Boswell area. This 
concentration seems to consist almost entirely of the "town house" type and is 
a healthy sign for the old Yorkville section of the Annex, even though such 


rehabilitated houses are still in the minority. 


Whether this trend can be continued and encouraged to spread to other 
sections of the Annex does not depend on the supply of suitable dwellings. 
There are many that can be so used, but it is rather a question of whether the 
Annex can offer the facilities needed by the families that would make such an 
investment, of whether the attractive physical setting can be maintained, and 
of whether general confidence exists regarding residential property values in 


the district. 


Rooming Houses and Lodgers 


While no precise count has been made, because no system of licensing all 
rooming and lodging houses exists, it can be estimated conservatively from 
census information that there are between five and six hundred rooming houses 
in the Annex. There was a probable 10% increase in their number in the period 
1951-56. At the present time indications are that one-third or more of the 
population lives in rooming or boarding houses or in dwellings where one or 


two rooms are rented out by the resident family. 


Some conflict occurs between the new uses and the more traditional Annex 


way of life. By many in the Annex, rooming houses are regarded as a problem 
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because of their tendency, particularly in the syes of home-owners, to "bring 
down" an area. The desire of the landlord to maximize returns, the indiffer- 
ence of the short-term roomer to the appearance of the property, the lack of 
pride in the property or the street, the intensive use of the house and the 
noise often created are alleged as reasons why a rooming house and particularly 
a rooming house street, can "rot" a residential area. It is also recognized, 
however, that this need not be the end result if these houses are well main- 


tained and supervised and do not dominate an area. 


Rental levels for rooms in the Annex are reported to be higher than in 
most other central locations where rooms are available. There is no evidence 
in them of outstanding overcrowding; it is probable that the requirements for 
class A boarding houses which apply in the district have been responsible for 
maintaining good standards. These factors may be partly responsible for the 


lack of social problems in the area. 


Welfare workers report few cases, apparently because the minimum room 
rent charged in the Annex is higher than most persons on relief can afford and 
because families are not encouraged by rooming house operators. Those relief 
cases that do occur consist largely of single persons, often those on a regular 


pension. 


Aocommodation for University Students and Staff 


The Annex has traditionally been a good place for both students and staff 
at the University of Toroto to find accommodation. While students are not 
counted as part of the resident population in the Dominion Census reports, the 


annual population counts taken by the Assessment Department show a fluctuating 
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number of students living in the Annex in each year. There have been between 
two and five hundred of them in each year since 195, which is the largest 
concentration of students in the City outside of the immediate University area 
itself. Some live in fraternity houses in the Annex, but the vast majority 


live in rooms. 


To a lesser degree the Annex is also important as a source of housing for 
members of the University faculty and staff. This group still forms a small 
but recognizable segment of the Annex population but there is some evidence 
that it is decreasing. This seems to be particularly the case with those 
staff members who are looking for family accommodation. This may be because 
the general level of A ineageed rentals in the Annex is getting beyond the 
means of the university group, although there are no doubt other possible 


reasons. 


The available population figures also suggest that a similar "squeeze" 
may be operating against the students. With the increase in the metropolitan 
population there is a bigger general demand for good rooming accommodation, 
and the consequent higher rents may operate to the disadvantage of the students. 
This may help explain a drop in recent years in the number of students counted 


in the annual census despite increasing enrollment at the University. 


The expansion of the University of Toronto into the area west of St. George 
Street and south of Harbord Street is having important effects on student 
accommodation. At the present time there are about 1,600 students living 
either in university residences or in rooms in the immediate university area 


which extends as far west as Bathurst Street, between Bloor and College. With 
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the displacement of part of this accommodation for campus expansion, and with 
the increased enrollment envisioned by the University during the next ten years, 
the need for new student accommodation is great. Studies made for this report 
indicate that accommodation will be needed for up to 5,000 students in areas 
around the extended campus. It is doubtful whether the available rooms in the 
Annex, together with such parts of Rosedale and Deer Park districts as are 
within range, can meet such a demand, and there is little suitable sceononme 
south of the university or farther west. Students will either have to live 
further out or else more student residences than are now planned will have to 
be built. These facts and similar ones in other cities were the probable 
background to the brief presented in July to the Finance Committee of the 
Senate by the National Conference of Canadian Universities. In asking for 
changes in the National Housing Act to assist universities to build student 
residences, the brief suggested that 25% of the enrollment ought to be provided 
with such residences. If this idea were carried out it would mean for the 
University of Toronto additional construction or provision of residences to 
almost double the amount already planned for construction during the university 


expansion program. 
APARTMENT BUILDINGS: 


The 30 apartment properties that existed in 1939 were doubled in number 
by 1958. The increase has been more rapid in recent years: the assessment 
records of 1951 show only 35 properties classified as apartment buildings. This 
means that apartment construction at its highest rate in the Annex has been 


taking over three or four properties a year. 
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While pre-war apartments are to be found in many scattered locations in 
the Annex - most of them were built in the 20's - the recent boom in apartment 
construction has concentrated on the main arteries zoned for high residential 
densities and in areas where the lot depths are greater than the average. This 
latter preference may continue in future to some extent, but because the new 
residential standards place a premium on lot width as well as depth, this may 
help to spread the choice of suitable sites more evenly in the district. 

Figure 11 shows the distribution of apartment buildings. Apartment units 
located over shops are not counted as apartment properties for the purpose of 
this report, unless the building is primarily an apartment with only a portion 
of the ground floor used for commercial purposes. Counted as apartments are 
those conversions where six or more dwelling units have been created in one 
former dwelling house. The map, Figure 11, distinguishes between such con- 
verted buildings from new and old apartment buildings and from those at present 


under construction. 


The East Annex, with 19 properties changed in use to apartments, has seen 
a larger increase than the West Annex, where only 11 properties were so changed. 
However, the West Annex had more to begin with, so that they are now evenly 


distributed between the two halves of the district. 


Future Requirements 


The demand for apartment suites in this area could, because of the loca- 
tion factor, continue at past high levels. At the same time, the new resi- 
dential standards, by increasing the desirability of apartment space may draw 


a larger segment of the rental market. 
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In any event, it seems wise to assume at least a continuation of recent 
construction rates at some date in the near future. Taken in terms of 
apartment suites, the demand for properties for apartment sites will probably 
double its previous rate, this being because the new residential standards do 
not allow the excessive densities of the past, and because lot widths in 
excess of 90' are generally required. On this basis it can roughly be esti- 
mated that between now and 1980 about 150 additional properties will be required 


for apartment purposes in the Annex. 


This estimate would mean 25 to 30 acres of land for apartments im addition 
to present apartment sites. In the Bloor Subway - Zoning and Development 
report it was estimated that the City-wide requirement at average densities 
would total 166 acres by 1980. This means that the Annex, with less than 2% 
of the entire area of the City, and 2.6% of its population, would have fifteen 
to eighteen percent of all new apartment lands. It would seem unreasonable, 
on the basis of present information, to suggest that it would have a larger 


share. 
PARKING FOR ROOMING HOUSES AND CONVERSIONS: 


Many dwellings in the Annex were built without driveways and without means 
of vehicular access to the rear yard. The owner of this kind of property who 
wishes to convert his residence into several dwelling units finds it difficult 
to comply with the parking requirements of the by-law. On the other hand, the 
by-law does not require parking should he wish to make the property into a 


rooming house, whether or not it is easy for him to provide parking. 
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So long as this situation exists the by-law will to some extent bias the 
changeover of existing dwellings towards rooming houses and away from self- 
contained conversions. This may tend to increase still further the proportion 


of rooming houses in the total of residential properties. 


There are therefore several apparent reasons why the zoning requirements 
for off-street parking should be applied to all types of residential develop- 
ment. In the Annex, this will prevent these changeovers of use from adding 
to the parking backlog, but the by-law will have no effect on existing con- 
versions and rooming houses which do not presently provide sufficient parking. 
Effective measures to meet this problem also depend on public action of the 
various kinds suggested in the Planning Board report of September 1957 on 


residential parking problems. 
TRAFFIC AND PARKING: 


Traffic is such a problem on most residential streets in the Annex that it 
is perhaps easier to name those few streets that are protected from this 
nuisance than to name those that are not. Chicora Avenue, Admiral Road, 
Kendal Avenue, Walmer Road, Dalton Avenue, Albany Avenue, Barton Avenue and 
Wells Street are well off in regard to traffic. Somewhat immune to rush-hour 
traffic but bothered with traffic and parking generated by nearby commercial 
areas are Prince Arthur, Tranby, Boswell, and Elgin Avenues. All other Annex 
streets serve either as existing arteries in constant use or else take great 
amounts of excess or filtering traffic during rush hours. A prime example of 


a street in the latter category is Lowther Avenue. 
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Some indication of traffic flows in the area is given by Figure 12, whieh 
shows the morning and evening rush-hour traffic on those Annex streets where 
traffic counts have been made. The absence of an indication of traffic on any 


street does not mean there is no traffic but only that it has not been counted. 


It is noted in Chapter VI that the major works proposed may have the effect 
of relieving Annex streets of rush-hour and filtering traffic. There is no 
reason to suppose, however, that traffic can be reduced much below the prevail- 
ing volume throughout the day, since the population density in the area is high 


enough to generate considerable volume of its own account. 


PARKING : 


More troublesome than ordinary traffic is the question of parking. The 
amount of parking space in the Annex is at all times insufficient to meet the 
demand. Studies made for this report indicate a normal deficiency of from 
1,500 to 1,800 residential off-street spaces. As a result, night use of streets 
for parking is general throughout the district, while boulevard parking is common 
on certain streets. There is also a noticeable amount of parking on lawns, in 
driveways and many rear yards. In the early morning hours of an ordinary 
July night in 1957, 506 cars were counted parked on streets in the West Annex 


and 309 in the East. This clearly represents the minimum demand. 


The Annex also takes overflow parking from traffic generated outside the 
district. When star attractions are booked for Varsity Stadium, the whole 
south half of the district is flooded with cars. Summer courses offered by 


the University or by the Ontario College of Education cause parking problems in 
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the Annex, and so do evening courses in the winter months. Similarly other 
traffic-generating uses create temporary parking demands of a more or less 
intensive nature. Consequently, to the residential deficiency noted above 
must be added another amount, very likely equal to the first, at peak periods. 
This could mean land totalling about 10 acres to meet the normal requirements, 
with a possible 10 acres additional to meet peak needs, if provided to Parking 
Authority space standards. The distribution of such space, and whether best 


provided on lots or in structures, requires further investigation. 
PARKS AND OPEN SPACE: 


The Annex is not well provided with open space. According to the minimum 
standards adopted by the Planning Board the area should have approximately 2) 
acres of district and neighbourhood park land, but it has in fact not quite 


23 acres - one tenth of what the standard suggests. 


The existing space is provided in a number of parks. In the West Annex 
there are Jan Sibelius Park (formerly Kendal Square), St. Alban's Square, and 
the Walmer Road "rond point". Together they total 2.03 acres and all are 
heavily used. In the East Annex there is only the Lowther Avenue Playground 
which contains 0.46 of an acre. It is also well patronized. With it there 
might be considered as open space - provided proper arrangements were made - 


the newly enlarged grounds of the Huron Street School. 


The open space requirements of the Hast Annex need special consideration 
because of the distinctive composition of the population and because of its 


accessibility to other open spaces. Nearly all of this part of the Annex is 
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not only within easy reach of the University campus and Queen's Park, but also 
of Ramsden Park. When it is enlarged this latter park will be of even more 
value to the East Annex area. At the same time, it will be remembered that 
the East Annex has a low proportion of children and a high proportion of single 


persons. 


The most immediate needs of the East Annex, therefore, would seem to be 
for small sites for sitting-out areas and to provide breathing spaces, In the 
most densely populated sections, the number of small children is not high, but 
some playground facilities would be useful. The areas where space could best 
be used at present are:- (a) the Tranby-Boswell area, (b) near Admiral Road 
and Bernard Avenue, and (c) in the Bernard-Madison area. New space is not as 
urgently required in the south-east part, and with land use changes such as 
are foreseen in later chapters the density of population will probably grow 


less in that sector. 


The West Annex has a population more inclined toward families and young 
children, The first requirement that suggests itself is for playground 
facilities to be provided on existing space. The second point to note is that 
the area is as remote from a good sized district park as any comparably dense 
residential section of the City, with the exception of parts of Parkdale. This, 
together with the heavy use made of Jan Sibelius Park for all sorts of purposes, 
suggests the need for a district park of five to seven acres. This may be 
best and most conveniently provided in the area near Jan Sibelius Park, but 
additionally one or two sitting-out areas would be useful: one in the south- 
west, say around Lowther and Brunswick, and one in the north-east at Bernard 


and Walmer. 
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These proposals if accomplished would not bring the district up to the 
minimum standard, but other opportunities to provide some small open spaces 
may occur through construction of the various major works proposed. It has 
been the intention of this section of this report only to explore the need, 
because it has already been agreed following the Planning Board's recent report 
on the small-parks programme, that a comprehensive official plan of parks will 
be worked out jointly with the Commissioner of Parks. The suggestions herein 


contained may be useful as a guide in the preparation of that plan. 


COMMUNITY FACTLITIES: 


While there are only a few types of community facilities serving the Annex, 
these have not yet adapted to the new functions of the district. Perhaps most 
striking is the present situation of the established churches, regarded by one 
minister as being "in crisis". Formerly ministering to the wealthy families 
of the area, the Annex churches now have congregations whose members live as 
far away as Highway 01 and Highland Creek, but who retain a certain degree of 
contact because the Annex has significance for them - usually as the neighbour- 
hood of their parents or as their domicile during university student years. But 
this link with the past is gradually weakening so that their financial support 
is barely adequate to meet the requirements of a church originally intended to 
serve a wealthy social class. At the same time the churches are having 
difficulty reaching the new Annex residents. Flat and apartment dwellers are 
hard to reach, roomers are too transient to make good church members, and the 
immigrant groups are remote because of language and cultural differences. In 


part, the churches, and particularly their long-established members, are 
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disinclined to change their traditional method of operation and in part, efforts 


to reach the new Annex residents are as yet having only limited success. 


Although the Annex has within it few facilities other than the public 
school and the churches that may be thought of as serving this particular dis- 
trict, ite central position puts it within reach of many kinds of facilities. 
These, however, do not serve it as_a community and hence do not help to build 


up any sense of identity of the residents with the district in which they live. 
Public School Facilities 


While an extensive study was not made, it is evident that the school 
facilities serving the area have had to reorganize recently and representations 
by local residents have resulted in a modification of the original re-orgeaniza- 
tion plan. Public health nurses visiting pupils absent from school find in 
many cases that the families have moved; the annual student turnover at Huron 


Street Public School is very high. 


It is worth noting that this school is located in the East Annex where the 
school and pre-school age groups have locally been on the decrease. That trend 
appears likely to continue, and hence the school, newly rebuilt on enlarged 


grounds, will have to draw its pupils from an increasing distance. 


Even with its enlarged grounds Huron Street school has a low ratio of open 
space for its student population in comparison with desirable standards. That 
condition is rather general within the City, but it must be remembered that one 
good means of enhancing the attractiveness of the district for families is to 


provide it with a good standard of school grounds as well as buildings. For 
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this reason, it would be well to anticipate an eventual further addition to 


the school grounds of two or three acres, 
CHARACTERISTICS OF THE PRESENT POPULATION: 


The total population of the Annex in 1956 was Lf, 302, ‘according to the 
Dominion Census of that year. In addition there were several hundred students 


temporarily living there, not counted in the Dominion Census. 


The permanent population as indicated by Census reports increased 20% 
between 1941 and 1951, and a further few hundred to 1956, The fifteen-year 
gain was the biggest percentage gain of any district in the City except for 
Parkdale and Oakwood. Most city districts, it should be remembered, were 


actually losing population during this time. 
The Annex population has some characteristics which make it quite differ 


ent from the city average. Some of these outstanding characteristics are:- 


- The small proportion of pre-school and school-age children: 16% 
compared with 26% for the City as a whole. 


- The high proportion of adult single persons; 3% of the total pop- 
ulation as compared with only 18% for the city as a whole. 


- The high proportion of families without children - 55% of all families 
compared with l% for the whole City. 


- The low average size of family, among the lowest in the City: 2.8 
compared to City average of 3.1. 
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- The highest proportion in the city of households (i.e. a single 
dwelling unit) containing 10 or more persons. At least 20% of the 
entire population of the district lives in such households, which 
make up 10% of all households compared with only h% for the City 
as a whole. 


~ Nearly the highest proportion in the City of lodging families (i.e. 
families sharing accommodation) at 29% of all families, compared 
with the City average of 18%, 


- Among the highest in proportion of households with lodgers; 50% 
compared to a City average of 32%. 


Comparison with Other Districts 


In some substantial respects there is a tendency to conceive of the Annex 
~ especially the East Annex - as most nearly resembling that other close-in 
residential section of the City known as South Rosedale. South Rosedale and 
the Annex lie in relatively equal positions as regards the central area. (See 
figure 1). Both were built up at about the same period in the City's develop- 
ment, and both are still characterized by fine old homes occupying large 
grounds on pleasant tree-lined streets. Allowing for important differences 
in the street layout and topography of the two districts, these physically 
striking resemblances have some significance , When the composition of the 
population is studied, however, there appear many contrasts between the two 
districts as well as some of the anticipated similarities. In several 


important respects the Annex is more like other city districts than it is like 
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South Rosedale: 


- In the proportion of families in lodgings to the total number of 
families the Annex at 29% is most like Spadina and Trinity at 30% 
while South Rosedale at only 15% is below the city average. 


~ In number of persons per household the Annex average of )|.8 persons 
is exceeded only by Spadina and Trinity with 5.3 and 5. respectively, 
while South Rosedale's average is 3.5. 


~ In average family size of 2.8 the Annex is equal to South Rosedale as 
well as to Deer Park and Yorkville Districts, all below the City 
average. 


- In having 10.2% of its households containing 10 or more persons the 
Annex is like Spadina with 9.6% and Trinity with 9.5%. South 
Rosedale, on the other hand, with 3.8% is about equal to the City 
average. 


- In percentage of families without children (55.3%) it is like South 
Rosedale (56.8%) and Deer Park and Yorkville (hoth 56.2%) all of 
which are above the city proportion (4.4%) 

- In households with lodgers, the Annex is away above the average city 
figure (49.6% against 31.6%) with Spadina and Trinity (5.8% and 
50.2% respectively) closest while South Rosedale had only 17.1% of 
its households with lodgers. 

- In the households consisting of two or more families (doubling-up) 
the Annex shows close to the City average at 21.4% but South Rosedale 
is low at only 8.8%. 

~ In earnings of family heads the Annex is close to the city cross 


section, but South Rosedale has few in the low wage brackets and many 
in the two top earning groups. 


Contrasts Between East and West Annex 


The Annex Planning District contains two Census Tracts, Nos. 54 and 55 as 
shown on figure l. These tracts divide the district along Spadina Road into 
two areas commonly spoken of as the East Annex and the West Annex. While 
there are several more physically recognizable divisions of the Annex than 


those two tracts, whith lump some unlike areas together, for most statistical 
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purposes these two Census Tracts are the only division of the Annex that can 
be made. Figures 3 to 8, which illustrated some of the more outstanding 
contrasts between the Annex, Rosedale, and the City average, also show the 
considerable differences between the East and West parts of the Annex. 

- The Hast has more big households (of 10 or more persons) and more 
single person households than the area west of Spadina. 

- The Hast Annex has somewhat fewer households with lodgers and a lower 
proportion of lodging families than does the West Annex, but both are 
still well above the city average in these respects. 

- The East Annex has more single persons over 20 years of age than does 
the West; with 0% of its population in this category, this is one 
of the most outstanding characteristics of the East Annex. 

- The East Annex has the smaller proportion of pre-school and school- 
age children. At only 13%, this makes the East Annex one of the 
lowest residential areas in the city in this respect. 

- The Hast Annex has considerably more family heads in the lowest 
income-bra2zket than does the West Annex, but the number of family 
heads in the more-than $4,000 brackets is the same as the city 


average. The West Annex, as far as earnings go, is concentrated 
more in the middle brackets of 2 to ) thousand dollars. 


Occupations and Employment 


From an employment point of view the Annex is not an important district 
within the City. It offers little more than one percent of the City's jobs. 
Most of these are in the retail and industrial fringes of the district, although 
the seine number of institutions offers an increasingly important sector for 


employment, 


There are about half as many jobs in the Annex as there are people in 
the labour force who live in that district, and from that point of view again 


the residential function is the important one. The proportion of the total 
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resident population gainfully employed was higher than the City average in 
1951 (the last year for which figures are available). 9,733 were in the 


labour force out of a total of 17,139. This is 57% of the total population; 


the City average is 50%. 


The occupations of those who live in the Annex are quite varied and not 
too different from the average cross-section of the City, but the Annex has a 
Significantly higher proportion of professional and clerical workers, and a 
somewhat lower proportion of persons in manufacturing and mechanical trades, 
than the average for the City. Again, the East Annex is found to be more 
outstandingly different than the West. The figures are set out in the 


following table:- 


'RESIDENT! OCCUPATION GROUPS D.B.S. 1951 


NUMBER PERCENT NUMBER PERCENT NUMBER PERCENT 


WEST ANNEX RAST ANNEX | CLTY 


Proprietary & 


Managerial 310 Bist ahs 5353 6.6 | 26356 Tos 
Professional 510 120 91h, 17.0 | 2880) 6.6 
Clerical 93 2292 14.98 e750 | 69872 EO 


Manufacturing & 
Mechanical 2137 826 15.4 79036 oF 
ae sighibealess. Us engssye” t6 56 


ee ae & 
Communication an 2h0 hel 2297k 6.9 


ea 
Commercial & 
Financial 9.8 h65 8.6 29,88 8.9 


[Total 2h2 100.0% | 5378 100% | 333,060 100.0% 
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IMPLICATIONS OF BROAD TRENDS IN POPULATION STRUCTURE: 


Having looked at the detailed population structure of the Annex and noted 
the trends in different types of accommodation which seem to have arisen 
because of the special advantages of the district, it may be well to review 


them in the light of some broader trends in household and family size. 


Despite the fact that the Annex population is so distinctive and widely 
divergent from the norms of the city, it may be expected to reflect to some 
degree the general shifts in population structure that affect the metropolitan 
area. The Metropolitan Planning Board has recently issued a report on this 


subject that has produced some findings of present interest: 


"The long-term trend toward a decrease in the average number of persons 
per household continued between 1951 and 1956 despite an increase in 
the number of persons per family." 


"The number of households of all sizes has increased, but the smaller 
the size category, the greater has been the increase." 


"In the city the number of households remained practically unchanged 
but the number of families dropped by 4.5%. . . Small families, like 
Single persons, are more concentrated in the city while medium size 
and to a lesser extent larger families are more concentrated in the 
suburbs." 


"From 1951 to 1956 there was an increasing concentration of 1 and 2 
person households and of 7-or-more person households in the city... 
Further improvement in economic conditions can be expected to strengthen 
the small household concentration in the city . . . but may reverse 
its large household concentration," 


"Families with children of pre-school and school age tend to live in 
the suburbs. Inversely, young adults 20-2) years, and to a lesser 
extent adolescents 15-19 years tended to live in the city. This 
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specialization of the city . .. tended to increase from 1951 to 1956, 
and may be expected to increase further in future." 


To the degree that the Annex reflects these trends in the future, some of 


the implications are as follows: 


l. 


AN 


The demand for rooming house accommodation may decrease, or at least not 
increase as rapidly as in the past. 


The demand for small dwelling units to accommodate the inereasing number 
of smaller and non-family households may strengthen trends to conversion 
and to apartment buildings. 


There may be difficulty in finding suitable residential uses for large 
dwellings that do not lend themselves to conversion. 


There may be difficulty in encouraging a trend to family occupancy in 
view of the decrease in the total number of families in the city. 


The resident population will continue to be dominated by young adults 
and older persons. 


NEX POPULATION TRENDS, 1951-56: 


ss 


The extent to which the broad metropolitan population trends are reflected 


within the Annex area is indicated in the statistical tables in Appendix B. 


The main features of the five-year period, 1951 to 1956, were the following: 


The rise in population (20%) of the preceding 15-year period did not 
continue. Population rose slightly from Oyo Ora fg ue ge tei e be 
There were, however, some significant changes in the character of the 
population. 


In the East Annex, the age composition showed a bias towards the group 
between the ages of 20 to 4, with a pronounced shift away from the 

group under 20 and a slight decline in the group 5 and over. ‘The age 
aes of the West Annex population remained substantially unchanged, 
Table 1). 


The main departure in the Annex age composition from the City as a whole 
is in the increase in the age group 20 to hh fram 7.6% to over half the 
total population. The relative position of this group was virtually 
unchanged in the City as a whole; and, as well, in South Rosedale, a 
comprehensive planning district. (Table 2). 
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The striking change in the family composition of the East Annex popula- 
tion was the increasing importance of the non-family household, from 
over a quarter of the total to over a third, and the corresponding de- 
cline in the proportion of households of 1 family and 2 or more families. 
The West Annex population was stable in this respect. (Tables 3 andl). 


Single persons age 20 and over increased substantially, particularly in 
the Hast Annex, in contrast to a decrease in this group in the City as 
awhole. (Table 5). 


Average household, and family size is up in the West Annex and dowm in 
the East Annex. (Tables 6 and 7). 


The Bast Annex exhibited a wide divergence from the West Annex and the 
City in the increase of "1 person" households by close to 110%; this 
group increased by 3.6% in the City as a whole and remained unchanged 
in the West Annex. There was a significant increase in the number of 
large households - 6 to 9 persons - in both parts of the Annex, contrast- 
ing with a slight decline in the City. The middle range of household 

Size - that is, 2 to 3 and to 5 persons ~ declined in the Annex as a 

whole. This was against the City-wide trend for the household of two 

to three, and in conformance with the trend for the household of four 

to five. 

These Annex population trends help further to delineate "the personality" 
of the Annex district. It will be observed that the Hast Annex is markedly 
different from the West Annex, which generally retains the features of a stable 
residential area. The bias towards the age group between 20 and hh, the 
increasing importance of both the non-family and the large-sized household, 
the substantial increase in the proportion of single persons over 20 years of 
age, and of single person households - all these trends point to the role of 
the Annex as a residential area for an increasingly adult population, with a 
large component of single people. In this respect certain broad trends in 


the city population structure, as analysed by the metropolitan study, are not 


only reflected but accentuated within the Annex Planning District. 
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CHAPTER IV: THE INSTITUTIONAL FUNCTIONS OF THE ANNEX 
a  PUNU TILING OD TE ANNA 


The so-called institutional group of uses is, of the non-residential 
categories, the next most frequent in number to the commercial group. The 
institutions have also increased more rapidly than any other category; the 


increase from 1939 to 1958 was 169 percent. 


There is now a total of 97 institutional properties in the Annex. They 
are to be found chiefly within the residential sections proper, although some 
are located on the commercial boundary streets. They take up a considerable 
land area; 19.5 acres, or the equivalent of one-tenth of the total of resi- 
dential land. As such, these institutional uses represent the only intrusion 
of non-residential uses into the residential sections, which have been well 


protected from commercial intrusions by the zoning by-law. 


INSTITUTIONAL TYPES, THEIR CHARACTERISTICS AND LOCATION: 
———————— ee eee 


The institutional uses consist of the more obvious ones like public and 
private schools, churches, and libraries, but they also include some not-so- 
obvious ones. These latter can with some difficulty be grouped under three 


subclasses: 


- social-institutional, like the York Club. 
- office-institutional, like the Canadian Temperance Federation. 


~ residence-institutional, like the Hostel for Presbyterian Deaconesses. 


In practice many individual establishments combine two or three functions 
together, making it difficult to decide the category to which they belong. 
This will be shown by reference to Appendix C, which lists the names of the 


various institutions in the Annex. 
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Despite the difficulties of classification, a general picture emerges 
from the study of this list. Of the 103 separate establishments named, ))6 
can be classed as office types, 25 as residential types, and 11 as social 
types. As for the remainder, there are 11 private schools of different kinds, 
one public school, and 9 places of worship. Although there are only 17 


properties classed as institutional, some house more than one organization. 


The location of these institutions within the Annex is governed by the 
zoning by-law. While many institutions are permitted uses in R- zones, they 
are excluded from R-2 districts. Most office types of institution can go 
only in RUA or Cl districts. However, the institutions in the Annex are not 
found located in strict conformance with the framework established by the 


Zoning. 


The main concentrations of institutions are as follows: 


Prince Arthur Avenue. Mainly Office types. non-conforming to zoning. 

St. George Street. Office and Residential types. conforming. 

Spadina Road Office types. conforming. 

Walmer Road Residential types and mainly conforming. 
schools. 

Lowther Avenue. Mixed types. mainly conforming. 

Bedford Road Residential types. non-conforming. 


A few of the institutions are houséd in structures built especially for 
the purpose, such as the churches. These show no particular locational 
preference other than that they are mostly within the residential sectors but 
handy to the main transportation line of Bloor Street in the southern part of 


the Annex, 
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By far the majority of institutions are not in buildings newly constructed 
but have taken over what were formerly ‘welling houses. In a few instances 
there have been substantial additions made, but it is more characteristic for 
the dwelling to be used almost as it stands. The locational pattern that 
shows up, even under the limitations imposed by zoning, is clear. The 
institutions prefer large old residences with large grounds, but concentrating 
almost entirely in the southern half of the district. This latter preference 
is not only because of handiness to Bloor Street, but because of the connection 
many of them have with nearby areas such as the University, the Ontario College 


of Education, and the medical office buildings. 


On reviewing the list of institutions in the Annex it is difficult to see 
more than three functionally related groupings. There is a number of women's 
organizations which might be grouped together, and there is a number of 
professional associations which are no doubt oriented towards the university 
area: these are the medical, dental, and professional teachers! societies. 
One outstanding group which has a pronounced need to be located in the Annex 


consists of student fraternities and similar residences. 


FRATERNITIES AND STUDENT RESIDENCES: 


There are at present 11 fraternities in the Annex as well as several 
student residences. A distinction must be made between fraternities and other 
student residences because their active social membership outweighs the member- 
ship in residence by 2 or 3 to one. Fraternities can perhaps best be classed 
with private clubs, but the locational requirement of a fraternity is much more 


specialized than the ordinary club. 
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The fraternity, if it is to function at all, needs to be within a short, 
lunch-hour walking distance of the university campus. Because there are few 
areas near the campus which provide the large old homes that fraternities need, 
and because they have interrelated activities, there is a natural tendency 
for them to cluster in specific locations. This has been the case on 
St. George Street south of Bloor, and it can be observed in other university 
cities as well. The St. George Street fraternities, many of them, are now 
being forced to find new locations because of the westward expansion of the 
campus that is going on. Out of a total of 38 fraternities (both men's and 
women's) at the University, six must move immediately, while seven others feel 
somewhat insecure in their present locations on the fringe of the area proposed 
for expansion. In addition to the existing group there will be, with the 
expansion of student enrolment, an additional 30 or so fraternities, or a 


corresponding enlargement of existing ones, to be accommodated. 


While there are individual opportunities to find the very large (averaging 
5,000 sq. ft. or more) dwellings that fraternities require in several areas 
near the campus, the only district that has substantial numbers of such 
properties in groups near the campus, is the Annex. It would therefore seem 
indicated that nearly all 30 of the properties it is anticipated will be needed, 


Will be sought in the Annex, 


In addition to the fraternities! requirements, some sites will eventually 
be required in the southern part of the Annex, as well as in areas west and 
south of the campus, for new student residences. Up to 25 acres for new 
residence buildings would be needed if, as was explained in the previous 


chapter, as many as 5,000 students are to be accommodated in residences. Some 


- doa isis oa phe “VEL “een side oa ui ae bone 


“ah =e stds? Bice! “Cane “i abn ‘ead te  Maschibae tls prbhte 
sonete Seth ttysest Gi avast aad oe ive ‘do Erhw retin at apett 
a 


= Tote Se ee oe oe 2 - 


tapos Foe at cans eons iar o< ree cr one he pat va Ce aes) 
qihotre'? Lerwitin £ ht auld “eartiv lise bevealonmbiat evan sid 


‘ay, oe Bee ‘hata aad wld atnitaool oF Lise mt aebents f 
ie 
i 


Sete ere P f Car ; Seni y Lee ; a) a 7 ipa ; ' - = 
wee okie; Yanda unt Pew'sadt. udomlo Sh ine aygedd be cide: Jecws ‘exes ay 


. ee, = ae ah : Yee Star a ae PRS ss) 7 ; o «- 
yu). MIB Wes 2 Veen See teerem sate a0. a2 6a? Stow ae ee 
é A Yes Repti Be at “bo adliened. Bheteesel Wet batt 


ore elie ied) mardie iat $f 4) derad a th ded Cpao, getee at oar 


: ena) <1 Ap ; Ayr yap. eee tS : : ie 
duis tyne doves olige (ets thom Sram (aim ze ars row aT “one tn (ote aia 


Fhe Cae Per a, ore <n a 


* a oe 7 : : ; Ne a ae y < a cate oP 
‘ot +~ vor ed te sapbtt off uc apobeeeck anesete “fas ad wrens Pues 
‘ ai 
ps aire Prt Re ad Sy ee oe : ‘i F m ‘a 
eg) wciw ,2a-iLi¢) ster? naos) wicebliee acs fu: fore Hie mt nit 
' S10 PERI RA oes bz Mbp ct .dteocl inne gatbiute te 


Hetohiodon ad ot ak wachte Fai <i nein Vaicsiom wa | 


 attoneawa)  gyttl weroty bdy fel? 44 seats nob tv itis er jadi 


eee tae : . ear : er - 
eeesh feteves oc etter -i ‘imedaet £ i) fytet l yal sie “e 
dave te Bascom [atime satin asi send Hyriitear¥ we adit 


4 : ttre 


. 
- ; Heue Yeo tse yet iitwow #1 xaos ott ak ae syees eb? “iit 


vi : sie Seon od thet eds. ieoesas a Ui halt “wy aes ees eit a dente (haied 4 
i 5 | - "44 hae teh otis usd j 
} ee ay | _ va - y 


bitters: Eft ast re evice (Waoromes taper dap wet Sm 
a . rele a Me hy 
Bw tate Srerk, ni oe Lewes Renita S jams 


enseis ni ak i sl an 


at 


- 
~ 
“J 


Page h2 


of this acreage might be required in The Annex or, alternatively, some of the 


existing dwellings might be taken over for residence purposes. 


OTHER FUTURE NEEDS: 


The detailed analysis of other institutional types and their needs is not 
possible at this time. In general, however, the demand to convert Annex 
dwelling houses to institutional purposes seems likely to continue high. This 
will be so because of the strategic location of the Annex, being both central 
and close to the University, because of the attractiveness of the area, and 
because it contains many more dwellings of large size, suitable for institu- 
tional purposes, than does any other area in anything like a comparable 
location. The building of the Bloor subway will enhance the existing advantages 


of the district for institutions. 


In terms of numbers, the tables show that 68 dwellings were converted to 
institutions in 20 years, 1) underwent the reverse change, making a net take- 
up of 5 dwellings. An equal change in the next 20 years would be the minimum 
to be expected, and it would probably be quite realistic to assume a demand 
for 100 more dwelling properties. This may be roughly divided half as office- 
institutions and half as residential and other types. To this demand should 
be added the extra need for fraternity and student residence accommodation 


already explained. 
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CHAPTER V: THE COMMERCIAL LAND USES 


This chapter deals with the commercial groups of uses -- office buildings, 
shopping areas, and industrial and warehousing uses. It is in this general 
group that most new development and new building has been occurring, and in 
which most is to be expected in the future. Recent building trends in each 
category are examined with a view to assessing future requirements for land 


for these purposes. 
SHOPPING DISTRICTS: 


The properties in shopping districts -- in which are found such uses as 
shops, stores, personal service establishments -- have shown the least change 
in number of any element of land use in the Annex. The tables of land use in 
this report have two categories for such commercial properties; "commercial 
with offices", being buildings with shops on the ground floor and offices above, 
and "commercial", being store buildings with, if anything, residential space 


above. 


The total land in both kinds of properties is classed in table III as 
"shops", and amounted in 1958 to 16.3 acres or 6.0% of the net area of the 
district. This means that there is just under one acre of such land for each 
thousand of the resident population. While this ratio indicates a shortage, 
it is not a real one because the district is served also by other shopping 


areas outside the district on the farther sides of the boundary streets, 


Purely shopping properties, those without offices, have not increased in 
number since 1939, but properties in the "commercial with offices" category 


have increased although they are still few in number -- 9 properties in 1958. 
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Specialty Shopping Districts 


Specialty shopping to serve a wider market occurs all along Bloor Street, 
but it is broken somewhat from Spadina to Avenue Road by the commercially "dead" 
university campus to the south. Specialty shopping of a high-class "prestige" 
kind is found on Avenue Road from Bernard to Bloor; this strip is part of the 
uptown shopping district shown in Figure 2, which is a secondary central 
retail area for the whole of the metropolitan region. This same area also 
extends west on Bloor Street as far as Bedford Road. Forming a western focal 
point for the uptown area is the most outstanding commercial building in the 


Annex, the newly enlarged Park Plaza Hotel. 


It is in this part of the commercial district that the most significant 
changes have taken place. There were at least 10 changes since 1939 on the 
west side of Avenue Road below Bernard, with even greater change on the east 
Side outside of the district. A comparable number of changes to more intensive 
use also took place on the short stretch of Bloor Street to Bedford. In 
contrast, only a few changes in shopping use took place in any of the four 
local shopping districts, where the only significant developments appear to be 


the new supermarkets. 


Local Shopping Districts 


The shopping districts in the Annex can be divided into two kinds; local 
shopping for everyday needs, and specialty shopping for more infrequent needs. 
The former kind serves a local population while the latter serves a wider, 


sometimes even a metropolitan-wide, trading area. 
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Local shopping occurs in more or less distinct centres in the following 
locations:- 
1. Avenue Road at Davenport (minor local centre) 


2. Dupont Street, at Spadina Road to Davenport 
(minor local centre) 


3. Bathurst Street, west side, Wells to Barton 
(minor local centre) 


lk. Bloor Street at Bathurst (major centre). 


There are also two new supermarkets, off centre from most of these locations, 
that serve a considerable portion of the local market. While there is little 
available shoppers' parking at any of the four centres, it is noticeable tha? 
both new supermarkets have provided parking. They have done so, however. to 
a lesser extent than is usual for such developments. Whereas the ratio of 
floor space to parking space in these stores is about 1:1 or 1:1.5, in most 
new shopping centres it is seldom below 1:3. The lots provided appear to 
meet only a small pert of the demand, and parking at all centres overspills 


onto residential streets nearby. 


Low Intensity and Open Commercial Uses 


The Annex shopping districts are remarkably free from interruption by 
such low intensity or open commercial uses as auto showrooms, undertakers! 
establishments, auctioneers! premises, cold storage locker plants, or services 
stations, The scattered presence of such uses in what would otherwise be 
thriving shopping centres is of considerable concern in other parts of the 
city. In the Annex there is not yet a problem, because there are so few of 


them and because those that exist are mostly in appropriate locations. 
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However, it can be expected that establishments of this kind will increase. 
For example, auto services and parking uses in the Annex showed a 90% increase 
in the past twenty years. The question will be how best to keep them in 
appropriate locations, where they do not interfere with the main shopping 
centres, because the by-law at present allows a mixture of all kinds of busi- 
ness uses in the C.1 districts. The question of establishing new kinds of 


business districts is discussed in Chapter IX. 


Future Requirements for Shopping 


The indications for the future are that there will be an intensification 
of specialty shopping on those parts of Avenue Road and Bloor Street that form 
part of the uptown shopping district. While there will be a considerable 
demand for properties there is sufficient non-commercial or unintensively 
developed property within existing commercial zones to absorb the demand. 
There is no need for the Avenue Road uses to spread west along residential 
streets. No doubt there will be some requests for this from marginal enter- 
prises that cannot meet the prices asked for more choice locations. These, 
however, can better be accommodated, and would fulfil a more useful purpose, 
in the Yorkville Planning District where they could help develop in depth the 


existing commercial zones on Yorkville Avenue and Cumberland Street. 


Local shopping areas need little if any additional space. There may be 
considerable shifting about of uses within existing areas, and there will be a 
need to provide off-street parking. The shopping strip along Bathurst Street 
is to receive further attention as part of the study of the Christie Planning 


District. There has been one request to have the east side of Bathurst, which 
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is in the Annex, zoned C.1, as is the opposite side of the street. It should 
be noted that the uses are almost entirely residential and there is no parking 
or rear access on the Annex side. This would appear to be a prime requisite. 
There is still much room for development on the west side of Bathurst where 


rear access is already provided. 


The Bloor subway will create some new opportunities for shopping and 
other commercial development. These, however, are treated in Chapter VI where 


all considerations arising out of the subway are discussed. 
COMMERCIAL OFFICES: 


The Annex has no particularly notable area of fine office buildings in 
comparison with other outstanding office districts such as University Avenue, 
Bloor Street East, St. Clair Avenue, or Eglinton Avenue. However, it does 
have some good office buildings and these have been on the increase. Among 


them might be mentioned:- 


- The Medical Arts building, a feature of the 
Annex for more than 20 years. 
- The Texaco building, Bloor Street. 
- The Foundation Company building, Spadina Road. 
- The Carling Breweries executive offices, 
Davenport Road. 
- "Ninety-Nine" Avemae Road, now under construction; 


not quite in, but certainly of, the Annex. 
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Offices are located in various parts of the Annex. There are some on Spadina, 
some on St. George, some on Bloor at Bedford Road, and a group on Davenport. 


None amounts to a definite office precinct such as, for example, Bloor East. 


The Annex has had more than a 100% increase in the number of office 
building properties since 1939 (Table II) but it seems likely that past trends 
Will be only an uncertain guide to the future demand for commercial office 
space. The new locational advantages to be given to the Annex by the Bloor 
subway will have a powerful influence. Not only is the district on the line, 
it is at the junction of the Bloor and University sections with Bedford Road 
being an interconnecting station. It is notable that all other office 
concentrations in the City are close to the junction point of main arteries 
with public transit. To some extent at least it appears that the more tran- 
sit lines and arteries join at one location, the bigger is the office center 


developed. 


Future Office Estimates 


In the report on Bloor Subway Zoning and Development (page 12), the city- 


wide requirements for land for office buildings was estimated for the period 
1958-1980. About 138 acres, it was estimated, would be required for non- 
downtown offices only, and this represents actual site needs and not the zoning 
requirement, since the latter figure, naturally, would have to exceed the site 


area by a certain margin. 


If the estimate contained in the above report is accepted, it remains to 


decide how that land may distribute itself in the City. Nothing but a rough 
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estimate is possible, but it may be a sufficient guide to say that the Annex 
will get a share equal to any of the six to eight subsidiary office centers 
that now exist or will develop before 1°80. On this basis, the number of 
Sites to be taken up in the Annex might total 15 to 25 acres altogether. That 
would mean an increase of from 100 to 175% in the amount of land now devoted 


to offices in the Annex, or an additional 75 to 125 large properties. 


INDUSTRY AND WAREHOUSING: 


Little significance attaches to industrial and warehousing use in the 
Annex in comparison to the rest of the City. There has been some decrease in 
manufasturing as such but this has been overbalanced by an increase in ware- 
housing and industrial storage uses. The total amount of land devoted to 


both has not increased greatly. 


The uses are confined closely to the land between Dupont and the railway 
and to Davenport Road. Along Dupont there is still land for development of 
industry, to be gained, however, only by replacing existing dwelling houses or 
shops. But in this strip, the trend has not in fact been to industry or 
warehousing; since 1939 the changes have been to a scattering of offices, 
shops, and even to residences instead of the other way around. This is 
probably because the Dupont strip offers sites too limited in area to be 


adapted to any but the smallest industrial enterprises, 


Along Davenport, however, and in the Chicora Avenue sector, industry and 
warehousing has been increasing slightly. The Davenport properties are note- 


worthy for the fact that many appear to combine a frontage of small head office 
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structures with an appreciable amount of storage or warehousing in the rear. 
Since they are interspersed with single-purpose office buildings, this has 
given a more attractive appearance to the street than would otherwise be the 


case. 


There may be some reason in future to add more industrial land to the 
Chicora Avenue sector. The possible effects of the east-west expressway will 
have to be estimated once an alignment is agreed upon. The alignment as 
presently sketched (Figure 13) would affect the remaining dwellings by removing 
about 1/3 of them from this sector, and if this plan were to proceed considera- 
tion would have to be given to the possibility of making the whole sector an 
industrial precinct. In the meantime, there is no shortage there of 
industrially zoned lands. The dwellings of the sector are in predominantly 


good condition, and it would seem wise not to disturb the existing situation. 
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CHAPTER V1 : METROPOLITAN WORKS PROPOSALS 
ee UE ee ral 


The Metropolitan Works proposed or authorized will, if carried out, have 
an equally profound effect on Annex land use and population as the development 
trends described earlier, The proposed works which will affect the Annex are 
mapped in Figure No, 13, The map is not intended to show the exact location 
of these projects and should not be taken as indicating precisely which prop- 
erties will be affected by any one of them, The map has been sketched from 


pre~engineering drawings which are subject to change, 


Two of the Metropolitan Works have been authorized and are in the capital 
works programme, These are, the Avenue Road widening and the Bloor-University 
Subway. The other two works to be discussed in this Chapter are the Spadina 
Extension proposals and the possible East-West expressway; these are still in 
the tentative planning stage, and no date can be assigned as to when, if ever, 
the latter two projects might be begun, Of these, the expressway is at this 


time mich more nebulous than the Spadina extension, 


The four projects will have both good and bad effects, The good effects 
will be chiefly those enhancing the locational advantages of the district and 
consequently improving its possibilities for new development, In addition, 
there will be some minor opportunities to provide needed open space or parking 
facilities, It is also to be hoped that, when constructed, these major fac- 
ilities and the main streets together will have sufficient capacity to make it 
unnecessary for local streets in the Annex to carry rush-hour and filtering 
traffic as they now do, If this will in fact be the effect of construction of 


these works, then it must be counted as a major advantage of the proposals, 


The disadvantages are of several kinds, There will first of all be a 


t ; iLMOTINAL ATM | 


— 


vik tury bubenes FE Lie teetenteye te) Soepgeny eral teed toqentat 
eos ane son Rip Haniak mo tose Pavetote 4 


at x 4 €} 
4c [tte tei sate Sasoanny oT stekibeko Dae mab © 


. SR BRT Se Phiee rae Lily ale z oS 
ua t >" i 3 PSEC? ST 
~ Sr ps * tea tw f  rTte co tel tay if Tivty ut TES “tl kG eon a TUR. q [34 ’ Gee 
AOL BO S 
a 
fy. tkodsae aoe ¥eco dius ao tated OF son Giaode nas 2 eho halal 
eget iS (iAccer Ps = St Akg : . | 
d 4 * ge <F ‘on > cae 
= eee igi ay ase v, : med a) 6a6 wre asi hatgatia or rite 
+ fem ate dota aotiwesh giro oF 7 
we 
= 
yee a a oe ed er i t ' Q wf aa i. of “cf pial ee ri ae 
Td ve Se 
t : ibe: set oe Ps ~~ : co) 
ey etary bee: weg te hy fi? 5 ; A MA =) a ¢ < tae ik a ye 
bi SAS de b Se ee hee. Re ‘. eth 74 
Te Ca : er ear if f - a ster alt {Sj ce ent 
ents Rent e Grids CEE: “Terdijeay | psi coi af, 2 
cx -@egeiy sveneeoiy ss cir ttecog eit fare nalesoiray ae; 
ox BILE 5  §97 hi ; - ia . . A Ea asia 
3 Ps ‘“no= : ae bn kk « ri Aer roy relat 4 nif * ae 
ere TD fine OF 84 MeyLES aad oteh on in —p) 4 ; 
7 uf 5 7 
, virauet ail 3$dotie sng} ot ows voddal : iF 
: © Re ‘¥: a gWecWiaey flo en hi Ls gtalt 20 ‘ kag 4 f 
_ so tHantk sifheat ach anid sifalecen vy mount omtd | 
& eae 5. 6aG@ anes! A a 7‘. 3 a 
a ; 
the bed Soe Boog 4 oesdt Lite etootony wot of? 
tect hye me te ee byeyy eit getirets@ BS Oe booy i7won) SVER Lea" Croat, a 
- , Sua « = j _- u 
f dahyjaib ad? Wo seutdénarbe Donoidaned wid gitousias aaods vl beite ont 
wis oii el ac UL SeuGu0emls se 4 
i sapnolavet ver at spbtatidlessq etl, gairowgel: ys seemeees 
gnorst Pe | PY 3 wy (ae? ok 4 v 4 e Sia Lae é & Tom] | 2 tant - : a 


48 aealyin Stange nonin opoe ad {ite 


i 


edd bogod ef of osle ef ST 


Miers 


worl Tot tii OG evs ia SnSo me ee) ef 


eff £ ct 4 a4 
OE man clan of yironges Ipeias Des oved 'Liw redteyod Herite ptom = salir 


= 
eS 


giitetJ }y bee “uorletitet Yr tse at seman ont mi” ateonmn Epes ao aS co 


_ 9 mol town ténaw: > Juetie ond af toe? af iw anee. Wt a vn 


a . 


east) wit 1o opsdrathe tolam © oe METRO 1" > Sean 9 32 ba 


7 4efene > 
go Of Lis to ext LCtw axoat 
- a 


a 7 


5 Ine 
0 =—- 9% te q 
2 es a a iS 
2 = o => SF 
re wa wo Ww 
—_ ‘S z my [ay 2 
(=) come (3 Fm 2 
Co = z 
(s-) Ls § © 6 & LEN ay 
Zz Be © S Ce a 
SS @” 8 Be & Woy ° 
z © s Pow \ 2 
=< z= ¢« 1 =e ° 
=] Qs 8 boas e 
a So gg Oo > =e = 
o o uw 4 fe) we 
=< = 
kod SoS WN 9 : 2 
=z = | > 
aS | | ( 3 
ry i gt oo I 
Nh 2 


Tan sAy 


ae 
a 
D 
ober 


0 
5 = -So7 SS} 
Boose) 


: 


chs MAY 
eEEEO OCD 


A 
he 


at) 
Baa. ep 
Oodoos 


TO0ONg A 


e 
3 = gato 
oat) 
uF 
Cia 


Steril 
5 

(=) 

Oa 


ayes [0p 
ofl) 
a ce =i) 


we 
oO 
1B 
is} O 
Oop 
x 
©} Oo 


DoQuo0Y) A 
0 STAT |G 


eer} ive =r = 
Rca o,0 To aq, ou 
[8 S00 edo0o02000 }j 2° 5 
COMBED OMI FPO cegdS ‘oP 
yo oo Se polp.oo.2.5 0 SEF |Ico 
(OO btFaveciot._ hi o||Hsn0! Aiea 
aA) Gp TUOeE Ne AG ‘7 ||Ceo0g|/c0 
F Ol a Re oD (0208 2 ice i 
oe ombooonan WI! otoneB|| Obed 16y 


A 


oOo 
GEORGES TAT 
+ [0g 


EMSA OC UCP OCG {Eoqocto J 
Goartent fo 


Ooo, —, 70,900 


RORIMIOFOCREOORNOT EOS) 
a Sa rVEDIpGIB) 
re ae 61 

qo 


jcomnreg CC omootn Oo fant) d 


PCE ony Pho ony) G] Ce 

; OOL0 cborbi0l a alga BUG, e 
o. ae Cu 
Q, 1 a 


a 
oP 
ce 


2,0... Sy, 8a 


i> \ ee 


O 


tt 
1) 


(=) 
Ga 


of} 


(cil 


! 


ORDO pERDSopg FQenemociaD Coc 
B Boe Lo BABE eS oa auhep 
qEoOopooDoondd | 


= Tae PEE 


oF 
=e 
3 
fas} 
5 | 
Es 
e 
3 


au 
Fe 
ge Lb 
w 
pee 
ee. 
He 
Bi B 
= 
B°e 
=a E 
es Hip 
Vo 
l 


= = _’ 


3 ge ee 


"', | a) cay WOO Shae ge? gelled 
Dt “EM, mr ete pe lomecgtS ca 
(CA i fe) 


P 
B 
B 
§ 
q 
q 
as 
| 
i} 


: 
oS 
Ss 
=) 
SB 
(=) 
oO 


r 
i/o 
| poa); 
i 


Tevowive 


“oT Cy peromer ET. 


Ory to = ae 
TOF HOV ceH0 f CD titatid peootao TY wea soy S| |) 


Q 


Page 52 


considerable disruption of the population through the removal of housing and 
splitting-up of the area, Secondly, two of the projects would also introduce 
noise, nuisance and traffic hazards into streets which do not now suffer too 
greatly from such effects, Finally some people will count new development it- 
self as a disadvantage, particularly those owners of dwelling houses that are 


not bought for new development, 


The four projects will now be considered individually, beginning with 
those that are firm proposals, and leaving until last the more remote possib- 


aii palveys} 
AVENUE ROAD WIDENING: 


The widening of Avenue Road from its present width of 66 feet so as to 
permit six traffic lanes to be constructed has been proposed by various 
councils for many years, It was first approved by Council in 198, and in 
the following year a set-back building line was established by by-law, Upon 
the establishment of Metropolitan Toronto, Avenue Road was declared to be a 
Metropolitan Road, The project is now included in the Metropolitan Capital 


Works Programme with the work scheduled to commence soon, 


Although the proposed widening will not increase the carrying capacity of 
Avenue Road to the point where it will match the capacity of University Avenue, 
there will be a considerable improvement, Yet because the capacity will still 
be below what it is further south, with no diminishing demand, the maintenance 
of maximum capacity on Avenue Road will remain critical. This means that it 
would be advisable to continue restrictions on parking and to eliminate from 


access to this road, insofar as is possible, such uses and development as would 
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generate large amounts of traffic. 


The physical work involved will have little actual effect upon adjacent 
development, The chief point to be watched is that sidewalk space is not 
reduced below the necessary amount for such a shopping street as this, In 
this connection it should be noted that while the road - including the pavement 
and curb - is a Metropolitan responsibility, the sidewalks continue to be the 
responsibility of the City, This question needs to be taken up through the 


City Works Department for further consideration, 
BLOOR SUBWAY: 


In its report of May 1958 entitled "Bloor-University Subway, Zoning and 
Development", the City Planning Board adopted some principles and procedures 
to guide rezoning and development decisions, The essentials of the report were 
later adopted by the City Council, and the Metropolitan Council has now agreed 
to the establishment of the proposed working party of officials to see to the 
planning operations involved in the subway, At the present time, however, the 


working party has not yet had the opportunity to hold its first meeting, 


It will be recalled that in the report on the Bloor Subway development 
possibilities it was proposed to undertake Sead ted planning along the various 
Sections of the line, such proposals to be examined by the working party. For 
each detailed planning tract to ‘8 established, the report said that "Planning 
objectives would be established and criteria for planning design developed to 
cover land uses, densities, public use requirements and land acquisition 
requirements", The present report outlines some suggested criteria for the 


Annex, leaving detailed design for later development through the working party 
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which has been established, 


The Bloor Subway will be constructed through the Annex in the approximate 
location shown on Figure No, 13% Cut and cover methods will be used except in 
one or two instances where it is understood that there will be tunnelling under 


substantial buildings, 


Except at stations, the width of ths strip of land taken will probably 
not exceed 60 feet, Preliminary designs for the Bathurst and Walmer Stations, 
but none for the St.George Street Station, were included in the Wilson Report, 
It is presumed that more advanced designs may soon be ready for discussion by 


the working party, 


Parking: 


The effect of construction will be to create an open strip of land immed- 
lately at the rear or somewhat to the north of properties fronting on Bloor 
Street. One of the adopted principles for guiding development along the sub- 
way was, "Opportunities to provide or improve public amenities or facilities 
that would otherwise require the expenditure of additional sums of public money 
Should be taken up ..... This means that in many cases the use of subway lands 
and adjoining areas for Shopper parking, lanes, and access improvements..... 
would have priority over the alternative use of the lands for such purposes as 


apartments or offices", 


The need for parking for both residences and for shopping areas in the 
Annex has already been demonstrated, In addition, some of the properties on 


the north side of Bloor Street have ne rear access for off-street loading. In 


7. 
+9 
, | putes fuesue 


Hehe Sere art (Set it Synod? Cope tenes ad 06.25 sud mode 
o : » AY 

fe OUI Lonw Ge EC fu eben spoNee Bie EE yh wiry T ee sedis. tied 
: 7 

iabay gciflondies at £2 he qed coat apeeny SD 2 ana anoRsvene one hd Ta 
seanlbfiod fates a 


Oo 


* ‘, ( ban wT i 4 o br ei ye & */ 
9 : ; ; . 
2 z ale “ea no 4) >! ‘d ee T 
‘ i “. 
iJ £ ) od .! Pe - ye 2) aa £32 
. - ~ ‘ whe g Bsus yt ee a | ~ 1% a ¥ 2 
ri 7 ae A e 


ao wee, f4 > 4 Say © Siew (Le 23 hel ed Set 2) ’ Se Fort fanss he JsaTte oT 

; oll wo yeioet? ecteroqeny To Amiee Sevewwt ao far att On 4m sdut 
eet 
“ee BAF 2/516 | “wld ne i OT iis oe ro) € alt (orn “ Den ftypotes wi th an : alk git 

} Suisssiout To taids nome 7:5 youn? tt chhiera as) geld ‘necro gt ae % 
* ae ed a to ere. Loads 5 Bhs stutionege inf @tonw «6 Wr am 
Sit: erate 2p “i s22to yon at dedd Spe CET | 444,0 Ge Gener 
: bye as BR RevORpE wyiisse 5 ,eitemd pnt! My Fees tal ——— 
fk, (Sere Time vot sheet ot! + ven weldaeeeis ae? Save geet oy 


Pa 2 inva ee: A 


we ; 5 


ol? of neow yAlayode tot bw seonoblewe wees 4 
‘ 7 S in 
@ bheoe ct ae - tsi. ae a) , : ns 7 we 


Page 55 


the blocks between St, George Street and Avenue Road a considerable amount of 
privately organized off-street parking is provided but, particularly in the 
east block, access to the parking is difficult because it is broken up into 


individual properties and has access only from Bloor Street, 


West of Spadina Road, and particularly west of Walmer, the subway line 
runs two or three houses to the north of the Bloor Street frontage. Many of 


these commercial properties lack rear access by public lanes. 


One of the first objectives for the Annex portion of the Bloor subway 
should therefore be the improvement of access to and layout of privately owned 
parking areas and the creation of public parking areas. To do this west of 
Spadina will probably mean acquiring some additional lands in the strip lying 
between the subway and the rear of the commercial properties. Such acquisi- 
tion would be in accordance with principle number three of the Bloor Subway 
Zoning and Development Report. A scheme in detail needs to be drawn up by 


the working party. 


Zoning for Subway Development 


The pattern of zoning proposed in Chapter XK takes into account the effects 
of the Bloor Subway as well as other trends. Figure 15 indicates that it is 
proposed to extend the commercial zone on Bloor Street north from its present 
limit to the north limit of the subway right-of-way. This will allow 
commercial development of the intervening properties to be worked out in 
accordance with the detailed planning to be done under the direction of the 
working party, and it would also allow commercial developments in, over, or 


adjacent to the subway stations. There is no apparent need to assemble extra 
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land in the Annex district in order to realize the full development potential, 
apart from that required for parking and access. The zoning proposed, to- 
gether with the attractive size and location of existing parcels, permits 


intensive development of the land near the subway stations, 
Feeder Routes 


There seem to be no other considerations arising out of the Bloor Subw ay 
Report to affect the Annex except the question of feeder routes to the subway 
stations. This will have to be taken up by the working party. According to 
the Wilson Report there will be no connections with surface routes at 
St. George Street Station, but there will be three at Spadina and three more 
at Bathurst. These connections will involve the oonstruction of bus Loops 


and other facilities which do not at present exist, 
PROPOSED SPADINA EXTENSION: 


like some of the other projects the Spadina Extension proposal has a 
considerable history. The project has been approved in principle and 
acquisition of right-of-way is proceeding in areas outside of the City, where 
the route, called "Northwest Drive", follows the extension of Nordheimer 


Ravine, Within the City, the route has not yet been approved, 


The Metropolitan Planning Board has for some time been consi dering 
proposals for the alignment south of St. Clair Avenue. One possibility is 
indicated in the map of major works, Figure No, 13, but there are three others 
being considered by the Metropolitan Planning Board. The four are described 


below: 
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No. 1, Spadina-Madison Alignment (As on Figure No. 13) 


Northwest Drive would enter a tunnel in the Nordheimer Ravine to go under 
Spadina Road, emerging just south of Casa Loma, and passing underneath 
Davenport Road and the C.P.R. tracks. This section of the road would be a 
high-speed, limited-access facility with two traffic lanes in each direction 
carrying traffic at speeds of up to 50 m.p.h. Passing under Dupont Street, 
traffic would then be divided between Spadina Road southbound and Madison 
Avenue northbound in the manner indicated on the map. South of Dupont the 
Spadina Extension becomes an at-grade facility with intersections at each block 
and with local access to individual properties. In order to maintain constant 
capacity with the lower speeds of such a surface facility, four traffic lanes 
in each direction would be necessary. The northbound and southbound lanes 
converge again at Bloor Street. South of Bloor Street the alignment would be 
entirely on Spadina Avenue which already has a wide right-of-way suf ficient 


for all traffic lanes needed. 


Nos, 2 and 3, Spadina-Huron Alignments 


Two of the alignments that were considered by the Metro Planing Board 
staff use Huron Street rather than Madison Avenue for northbound traffic. In 
both cases, Spadina Road would be used for southbound traffic exclusively. The 
routes differ in the way in which the northbound erecris is brought over to 
Huron from the northern part of Spadina Avenue. In one case, a new route would 
be cut through from Spadina to Huron ore Harbord Street, while in the 


other case the cut-over would take place in the Annex just above Bloor Street, 
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In both cases, Huron Street would be widened to four lanes northbound, 
and traffic would be carried on a new roadway under the C.P.R. tracks around 
into the vicinity of Boulton Drive and thence up the Nordheimer Ravine, South- 
bound traffic would leave the Nordheimer Ravine at Spadina Road, and go south 
through a cut in the Casa Loma section to join the lower end of Spadina Road 
as in the other alternatives. However, the Spadina-Huron alignments, it is 
understood, are not viewed as favourably as the others and may, for all 


practical purposes, be dropped from consideration, 


No. h. Spadina - Only Alignment 


The last alternative considered by the Metro Planning Board would use 
Spadina alone by taking properties on the east side of Spadina Road. Ths 
would allow the construction of a six to eight lane facility with a centre 
dividing strip. North and south of the Annex the alignment would be essentially 


the same as the Spadina-Madison one. 


It is the Spadina-only alignment which has always been favoured by the 
City Planning Board Staff, and in April 1956 the question of withholding 
permits for apartment building along Spadina Road pending a decision on the 
route was raised before the Board of Control. The question was thought, how- 
ever, to be one for the Metropolitan Corporation and no further action was 
taken at that time. Since then, a number of apartments has been constructed 
on Spadina Road, Their approximate locations can be seen in Figure No. ll, 
and it will be noted that there is still only one new apartment constructed on 


the east side of the road, 
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Cost Estimates 


In October, LOST, the Metropolitan Planning Board considered a report on 
the alternative routes and these were referred to the City Planning Board for 
comment. At that time the Metropolitan Planning Board estimated that for the 
Spadina-only proposal, the construction cost would be $10,321,))19 and right- 
of-way costs $3,920,315 for a total of $1h,2)1,769. For the Spadina-Madison 
proposal, the corresponding figures were $10,183,2)6; $1,7h3,110; and 
$11,926, 356, 


Estimates were also given for the Huron Street alignments but it does not 


appear necessary to discuss them, 
LAND USE EFFECTS OF SPADINA-MADISON PROPOSAL: 


The map of major works (Figure 13) shows the Spadina Extension having an 
interchange with the proposed east-west expressway. The possible scheduling 
of these two projects in relation to one another is uncertain, but if the east- 
west expressway were built an interchange between the two would be essential. 
The interchange would probably involve an equal amount of land no matter 
whether the Spadina-Madison or the Spadina-only alignment were selected, for 
the purpose of the following discussion of the Spadina Extension, however, all 
lands and buildings affected by the Extension have been included, whether or 
not some of them might be taken out at a later date if an expressway and inter- 


change were built, 


The total number of properties affected by the Spadina-Madison proposals 


is 291, of which 151 are on Madison Avenue and 10 on Spadina Road. The 
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total assessment applicable to these properties is indicated in Table VII. 


While the Spadina-Madison alignment will leave relatively unchanged the 
state of these properties on Spadina Road, there are 150 properties on Madison 
most of which would be adversely affected by the added traffic volume and the 
decreased attractiveness of the street. The total cost of the Spadina-Madison 
alternative as proposed by the Metropolitan Planning Board is some $2,300,000, 
or 16% cheaper than the cost of the Spadina-only alignment. This 16% saving, 
it is to be noted, is gained largely at the expense of the affected Madison 


Avenue properties which are assessed for a total of $1,l50,000. 


SPADINA-MADISON PROPERTIES AND ASSESSED VALUES - JULY 1958 


No. Properties Bldg. Ass. Land Ass. Total 

SPADINA AVENUE 

West Side 57 $1,126,000 $ 583,000 $1,709,000 
East Side 83 811,000 Me We OCG =" 235,000 
Total 10 1,937,000 1,007,000 2,944,000 
MADISON AVENUE 

West Side 70 516,000 183,000 699,000 
East Side _ 81 533,000 198 ,000 751,000 
Total 151 1,069,000 381,000 1,150,000 
Total all properties 291 ~ $3,006,000 $1,388,000 $h,39),000 


The Spadina-Madison alignment being considered by the Metropolitan 


Planning Board would use most of the length of Madison Avenue by widening it 
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on both sides, removing the trees and putting the sidewalk back close to the 
buildings. Thus, Madison Avenue would have essentially the same appearance 
that Spadina Road has today and would carry similar amounts of traffic although 
all in a northbound direction. A sketch plan showing how such a development 


would look and possible redevelopment in the area is shown in Figure No. 1A, 


Variation on Spadina-~Madison Proposal 


There is a possible variation to the Spadina-Madison alignment that might 
be considered by the Metropolitan Planning Board, This involves the taking of 
properties on the west side of Madison Avenue. A typical section of the route, 


also showing redevelopment possibilities, is sketched in Figure No. 1B. 


This shows a limited access northbound 50 foot road cutting through the 
existing properties leaving a landscaped strip of 20 feet between Madison and 
the proposed road, It would relieve Madison Avenue of a considerable amount 
of traffic and help to preserve the existing good conditions of properties on 
the east side. Another 50 foot buffer strip of grass and trees is proposed 
between the new road and the possible apartment development on the east side 
of Spadina. This strip would allow for a possible subway alignment and in 


addition add to the attractiveness of apartment development on Spadina. 


The land acquisition cost for this variant would be intermediate between 
that of the Spadina~Madison alignment as estimated by the Metropolitan Planning 
Board and that of the Spadina-only alignment. The difference in the two routes 
is chiefly in acquisition costs which depend to a considerable degree on the 
difference in assessments. From the Table it will be noted that the assessed 


values on the west side of Madison Avenue total about $700,000, slightly more 
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than half of the assessed values on the east side of Spadina Avenue, 


Whichever of the Spadina-Madison alignments proved to be more feasible or 
desirable, both still leave an island of land trapped between the north and 
south bound lanes of expressway traffic. The potentiality for development of 
such a narrow strip surrounded by the noise of traffic is somewhat in doubt. 
Certainly such a strip is unsuitable for the preponderant present use of small 
single and multiple family dwellings, but high-rise apartments well set back 
might be able to escape the noise of traffic to some extent. This kind of 
development has been indicated in Figure 14. How easily apartment buildings 
in such a location could attract tenants would have to be investigated, as 
there do not come to mind any apartments in quite such a situation in the 


Toronto area, 


Whatever may be the merits of apartment development in such a traffic- 
washed situation it is evident that apartment construction alone cannot be 
depended upon to remove all properties that would otherwise be adversely 
affected on Madison Avenue. In another section of this report it was estimated 
that by 1980 approximately 150 properties would be required for apar tment 
development. This is the same as the number of properties on Madison Avenue 
alone, It would be quite unreasonable to expect that all of the new apart- 
ments to be constructed in the Annex wold concentrate in this one location, 
since there are other suitable areas nearby. Perhaps at a maximum one-quarter 
of them might go on Madison. If this amounted to 0 properties that would 
still leave 70 or more dwelling houses in disadvantageous locations on these 


new traffic facilities, 
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Spadina-Only Variations 


For the several reasons discussed above, this report favours the Spadina- 
only alignment even though it is the most expensive one, The cost is 16% 
more than the estimated cost of the Spadina-Madison alignment. For this extra 
cost, benefits are given to adjoining properties and a more satisfactory situa- 
tion is presented whether or not development proceeds in the form of apartments 
and whether or not it proceeds slowly or quickly. Two possible treatments of 


the Spadina-only alignment are sketched in Figure 15. 


The layout in Figure 15C proposes a two-way limited-access artery separated 
from possible apartment development on the west side of Madison by a 50 foot 
buffer strip of grass and trees. As in Sketch B this scheme would also provide 
for a possible subway right-of-way and add to the attractiveness of apartment 
development. This proposal would include the demolition of a new apar tment 
building on Spadina. Temporarily, however, it might be possible to retain 


the new apartment building by arcading. 


The layout in Sketch D overcomes a disadvantage of proposal C by providing 
a buffer strip of grass and trees and a service road for the existing resi- 
dential properties on the west side of Spadina. Redevelopment possibilities 
are similar for both variations, and in both instances the new apartments or 
existing dwellings would not be isolated by traffic arteries on both sides. 
Both the Spadina-only and the Spadina-Madison variations as proposed would 
displace about equal numbers of persons if all the dwellings on either the west 
side of Madison or the east side of Spadina had to be demolished at once to 
make way for these routes. The total in either case would be about 600 


persons, but eventual redevelopment in private hands would replace an equal or 
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greater amount of housing accommodation. Overall, the Spadina-only proposal, 
Sketch C or D, offers the best arrangement for protecting the existing and 
future housing and providing for a sound form of future development. te it 
proves necessary to use Madison Avenue, the best arrangement would be to take 


out the properties on the west side of the Avenue as shown in Figure 1h. 


EAST-WEST EXPRESSWAY: 


The East-West expressway alignment discussed in this report must be re- 
garded as the most tentative of any of the major works discussed, as well as 
the one likely to be furthest off in time. Nevertheless, its implicaticns 
must be considered because the eventuality of such an expressway has been 
accepted in principle by the Metropolitan Planning Board pending completion of 
their transportation analysis and plan. A route such as the one shown on the 
map was first set out by the Metropolitan Planning Board in a report dealing 


with the possibility of combining the expressway with the Bloor subway. 


The section of the east-west expressway suggested on the map would connect 
to the west with the extension of Highway OO. At about Christie Street a 
major interchange would link the east-west expressway with a north-south 
facility to give a connection to the F.G. Gardiner Expressway. To the east 
of the Annex, the expressway would connect with the Bayview extension and the 


Don Valley Parkway. 


The Official Plan of the City of Toronto adopted a similar proposal in 
199. However, instead of running the route through the residential sections 


of the Annex, Christie, and South Rosedale planning districts, it proposed am 
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alignment utilizing the Ontario Hydro Transmission Line right-of-way which runs 


to the north of the Canadian Pacific Railway Line through an industrial area. 


In the 199 Official Plan the route forms part of the "Don Valley Roadway 
System", to consist of "highways largely of a limited access type", and is 


shown on the highway plan which forms part of the Official Plan. 


As proposed by the Metropolitan Planning Board, the alignment in the Annex 
would be in a cut some 25 to 30 feet below the general level of the local street 
system, As indicated on the map, bridges would be provided at almost all of 
the existing streets. The only access to or from the expressway within the 


Annex district would be from the Spadina Extension route. 
Land Use Effects 


One of the most serious implications of the expressway is the amount of 


housing that would be removed. 


The East-West Expressway would effectively remove from use a total of 16 
net residential areas, From existing net residential densities (Figure No. 10) 
it can be calculated that the population removed would total approximately 
1,400 persons. That is almost 10% of the present population of the Annex, and 
would represent a major dislocation of population. The public authorities 
might be called on to assume some responsibility for the relocation in other 


housing of at least a portion of the people affected, 


In addition to the properties removed by the proposal there would also be 
a number left adjacent to the expressway subject to increased noise and 


vibration. Perhaps more serious, however, would be the effect upon the property 
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values and residential stability of all those residences which would remain 
north of the expressway to Dupont Street. These properties would find them- 
selves isolated from the rest of the residential area to the south by the broad 
band of the expressway, and the short sections of street might not be very 
viable in themselves as residential areas, At the same time the possibilities 
of redeveloping for commercial or other purposes in those areas between the 
expressway and Dupont Street seem to be rather remote, Another secondary 
effect would be the possible repercussions upon commercial properties, particu- 
larly local shopping, of the removal of such a large segment of the resident 


population, 


Additional Studies Required 


The timing of the east-west expressway in relation to the construction of 
other projects is rather uncertain, and the justification for constructing 
the expressway at all has yet to be confirmed by the complete transportation 
analysis proposed by the Metropolitan Planning Board, For these reasons, and 
because the effect of the expressway proposals on the Annex and other planning 
districts would be severe, the City's staff have asked the Metropolitan Planning 
Board Staff to study other possibilities for an East-West expressway alignment. 
In particular, the possibility of using the proposal of the existing Official 
Plan should be seriously considered. There are many difficulties involved in 
using such a route because of restricted space and because of difficult 
crossings and interchanges invalving grade separations with the railway. It 
is probable that the engineering costs and construction costs would be higher 
than those involved in taking the easier course of running the expressway 


through the middle of residential sections. Nevertheless, the dislocation 
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caused by the latter course would be so extensive that it is imperative that 
proposals for alternative routes be studied in order that costs and impact 


comparisons can be made. 
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CHAPTER VII: EXISTING OFFICIAL PLAN PROPOSALS AND ZONING PROVISIONS 


Both the existing Official Plan and the Zoning By-law must be the starting 
point for devising any new plan for the future development of the Annex, A 
general understanding of these documents is essential for understanding the 
proposals made in this report, but no lengthy exposition can be put forward 
here, It is rather the intention of this Chapter to point out those features 
of both Plan and Py-law that have a particular bearing on the Annex, reserving 
for Chapter IX the discussion of principles that have a bearing on the City as 


a whole. 
OFFICIAL PLAN PROPOSALS: 


The existing Official Plan consists essentially of two parts: a general 
land use plan with accompanying policy statements on the proposed pattern of 
development for the city, and a programme of public improvements and works. 
The land use plan is geared to the idea of neighbourhoods; the elty was 
divided into about 80 so-called neighbourhoods of whish the Annex was one. 
This was intended to establish "a pattern for the stimulation of community 
interest in the protection and improvement of residential amenities". The firs 
step in such a programme was to be the provision of recreational facilities, 
The land use plan takes this idea further by restricting commerce and industry 
to those major arteries which were to form the boundaries of neighbourhoods. 
For this reason the land use plan allocates commercial and industrial uses to 
the boundary streets of the Annex in the same way as does the existing zoning 
map (Figure 16). The objective of the land use plan (which the Zoning By-law 
is intended to implement) is stated in the Official Plan to be "stabilisation 
from the standpoint of quantity and improvement from the standpoint of 


quality". There is, however, little explanation in the Plan of the meaning 
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. of this broad objective or of how it was to be attained. Beeause of the 
imprecise nature of these proposals, the land use plan has in fact been imple- 
mented in a rather mechanical way according to the map that was included in the 
Plan, and without the guidance of principles. For this reason zoning changes 
have tended to give the lead to Official Plan changes, rather than the other 
way about, This has been the case in the Annex, although today's land use 
pattern is almost the same as was propcsed in 19h9. There have been one or 
two minor changes involving small boundary adjustments, and the only change of 
any consequence was the change from residential to industrial of the land on 


both sides of Pears Avenue in the Chicora Avenue sector, 


Proposed Works and Facilities 


A number of works proposals was suggested in the Plan that affect the 
Annex. Some of them have been carried out, but others remain in abeyance. 
The proposals were primarily those concerned with roads and traffic, although 
there were also a few suggestions for public utilities and recreational faci- 


Tab rsiyeyely 


The recommended roads programme consists of pavement widemings, street 
widenings, jog eliminations, a new underpass and new road proposals to eliminate 
traffic bottlenecks. Pavement widenings were proposed for Dupont Street between 
Christie and St, George Streets; for Bedford Road between Bloor Street and 
Davenport Road, and for Bloor Street between Bathurst Street and Spadina Road. 
The first two projects have been completed but the latter still remains to be 
done. Two jog eliminations were also proposed; that to eliminate the jog 
on Dupont Street at Kendal Avenue was completed, The other, at Avenue Road to 


eliminate the jog between Dupont Street and Roxborough Street remains to be done. 
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The major roads projects that were recommended to relieve traffic bottle- 
necks affected.Avenue Road, Spadina Road and St. George Street. The Avenue 
Road-University Avenue route was to be developed as a major arterial road by 
widening Avenue Road between Bloor Street and St. Clair Avenue. This has not 
yet been done. Spadina Road was also to be developed into a major route as a 
continuation of Spadina Avenue, Spadina was to be widened from Bloor Street to 
Dupont Street, and the road was to be continued under the C.P.R., over 
Davenport Road, into a cut just east of Casa Loma, then north to the Nordheimer 
Ravine. One part of this project that was completed is the widening of Spadina 
Road between Bloor and Dupont Streets, but this widening is insufficient for 


the present Spadina Extension proposals. 


The third project was the improvement of the St. George Street route by 
eliminating the St, George Street, Dupont Street and Davenport Road intersection, 
This involved an underpass where St. George meets the C.P.R. It was proposed 
that the road go under the C.P.R. and over Davenport Road to link with Russell 


Hill Road. 


Some improvements for recreational facilities in the city parks were 
recommended in the Official Plan. In the Annex, a playground and wading pool 
were proposed for Jan Sibelius Park and a hockey rink (presumably artificial) 
proposed either for Huron Street Public School or the playground at Lowther 
Avenue and Huron Street. None of these suggestions has been carried out, nor 
were these Annex facilities mentioned in the 1955 report of the Parks 


Commissioner. 


Public utilities projected were a new 36 inch watermain and two new 


sewers. The watermain was completed almost as planned; it was built north on 
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Bathurst, east on Barton Street, north on Brunswick Avenue and east on Bernard 
Avenue, The new sewers were installed as proposed on Huron Street and on 


Spadina Road between Lowther Avenue and Dupont Street. 


Official Plan Revision Required 


It can be seen from this discussion that the Official Plan policy statements 
and land use plan are no longer of use as a guide to proper development of the 
Annex, in view of the changing role of this district. Many of the works pro- 
posed have already been completed, others are being abandoned or revised, while 
some new and important ones are not included at all. For these reasons it is 
suggested that there be an amendment to the Official Plan insofar as the Annex 
is concerned, embodying a statement of the policies and principles that should 
guide the development of the district, together with a statement of public 


improvement proposals for the district. 
EXISTING ZONING: 


The existing zoning districts and boundaries are indicated in Figure 16. 
Prior to the present By-law there were for years restricted area by-laws in the 
Annex. Today's zoning map is essentially the same as it was at the original 
passage of the By-law in 1952, both as to classifications and as to boundaries 
between districts. The only noteworthy change until recently is that made to 
accommodate the extension of the Park Plaza Hotel, where an area was reclassi- 
fied to C.1 V.4 from C.1 V.1. Then, in recent months, the City Council adopted 
a special by-law affecting the portion of St, George Street shown on Figure 16. 
This clause allows in existing dwellings some of the uses permitted in the 


R.A zone to the south, thus opening for institutional, professional and 


ae 
5 


(i Wb ok dew. J orth) sntwlil oe feae, 


£ , . 
~ he Sarre: roa _ yi.) Be’ Abe ‘nt ae. Stee S12ies Wet ame 
- - 
’ -, ewiet += 
' rok, DVO@iEs rwan = 
y 
q me i 


i 
wrth ored be ke 

sy 
: : : \ ty 4! ify 2a bonita > oe Say? = Tal le noi re 


ae 
te ; ad : “: ' P , : mr 
et a i 7 she st r4 } ian) 4 3 oem x wd Beat be, Wy pasei 
a 
vy ; easy ite Wid ‘Gtiimwtes & 2 wink othe _dulrreahes 


3y My 7 * rz) 4 ng 6 : a, sf dae Poy 4 r i% ny a ‘i (here 


‘hsyeb ore 


7 

a 

; Coe. 

iu mi i] J i j wo Rs Bes Ye . r ; in se ry wel 9 ‘i ofl As daRe easy 


ie 


_ Wo 4 War Ls hi. Bo Gniths wo Vile Sie mhee at hie eter ih aaa 


ie 
” ' Sepetguve i bie ara cdnetliestia uit ap) Mio 4 Bee vehign Gill Ac 
> 


7 9 ee 
bidet Lo ° af Ea lie 


Vs on 


’f 


re 10 aves. coer? eesind. (eS) ta aia 


ea eee 


Page 72 


administrative offices that portion of St. George Street south of Bernard. 


There are some obvious shortcomings to the existing zoning pattern in the 
Annex. The classifications make little allowance for future trends and needs. 
Only recently, as noted above, has any special concession been granted to the 
institutional functions of the Annex, The residential densities permitted are 
not well related to the existing floor area ratios or to the development 
potential of the Annex. These questions, however, all raise matters of 


general principle and will therefore be dealt with in later chapters. 
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CHAPTER VIII: OUTLINE OF A PLAN FOR THE ANNEX 


Previous chapters have explained the changing role of the Annex Planning 
District, described the pressures to which it is subject, and given some de- 
tailed explanations of current proposals and possible developments which may 
affect it. In this chapter this information is summarized in terms of the 
needs of the district, and general proposals are stated. These are intended 
as the outline of a plan that will enable the Annex to make the best possible 


contribution to the life and development of the City. 


In doing this it is necessary to determine the future role of the Annex, 
the official policy which is to be set out for the guidance of its development. 
Decisions must be made on which changes are to be discouraged and which 
encouraged and to what standards. The necessary programmes of public works 
must be set out, A realistic appraisal of the area and its future potential 
must be the basis of any such policies. The picture of the area must be clear 
so that policies can be clearly set out and those affected understand what the 


future of the area is likely to be. 


While many changes will undoubtedly take place the Annex will still remain 
predominantly residential, with both single and multiple dwellings, and the 
larger part of the area will be occupied by the existing buildings for many 
years to come, It is important that ways be found of making the various 
different uses and developments compatible with one another so that each can 
continue as satisfactorily as possible. The new residential zoning standards 
will make an invaluable contribution in this regard, helping to ensure good 
neighbourliness between adjacent buildings. In some regards these will have 
to be further developed to meet certain problems of office and institutional 


buildings. 
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The amount of likely new development of various types must be estimated 
and suitable locations selected which both meet the needs of the development 
and fit into a sound overall plan for the area. The requirements have been 
described at some length in earlier chapters and are summarized below, Since 
this report is dealing primarily with zoning, the emphasis is on land use, and 
these proposals will be the basis for developing a public works and improvement 


programme, to be reported upon later, 
SUMMARY OF NEW DEVELOPMENT REQUIREMENTS: 


New development requirements need to be summarized in different ways. 
First, and most important, how much land is required? Secondly, where is the 
land needed, and third, what kind of sites or buildings are preferred? The 
table below summarizes the estimates that have been made for the quantities of 


each kind of new development. 


Quantitative Summary of New Development Anticipated to 1980 


Kind of Development Acres Required Properties Required 
Minimum Maximum Minimum Maximum 


NEW BUILDINGS 


Apartments vt 25 100 150 
Student Residences 10 35 60 
Offices 15 ay) 75 125 
Shops a 2 10 20 
SUB TOTAL 35 62 220 355 


NEW USES IN OLD BUILDINGS 
Institutional Offices €) fi 
Institutional Residences 2 3 
Fraternities 4 5 25 30 
Other Institutional, etc. 2 2S 


SUB TOTAL aie 20 75 130 


TOTAL ALL DEVELOPMENT 6 82 295 485 
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Reviewing the estimates together, the two forecasts for office building 
requirements both seem excessively high in relation to the others, and should 


perhaps be discounted to some extent. 


The impact of this new development on the Annex is shown by comparing 
these totals with the existing acreage and numbers of properties in various 
uses. Most of the new buildings and changing uses would require properties 
that are presently residential, In existing single and multiple dwellings 
there are a total of 186 acres and some 2,200 properties. Both the East and 
West Annex have about 1,100 properties apiece, but the area taken up is only 
84.3 acres in the West Annex compared with 102.1 acres in the East Annex where 


the properties are larger. 


At the minimum, the number and acreage of properties required for all 
forms of development would represent a considerable share of the existing 
residential properties but on the other hand, even at the maximum possible 
development (and the estimates on this side have not been ungenerous) there 
would still remain a very respectable portion of the existing single and 


multiple dwellings. 


The locational needs of these new developments and the kind of sites or 
properties they require are summarized in general form in the Table following: 


individual requirements may vary. 
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Development 


NEW BUILDINGS 


Large Apartments 
(High Density) 


Small Apartments 
(Medium Density) 
Student Residences 


Offices 


shops 


NEW USES IN OLD 
BULLDINGS 


Institutional 
Offices 


Institutional 
Residences 


| Fraternities 


Other Institutions 
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Needs and Preferences | 


Locational Surrounding Existing | | 
Features Use Site | Building | Local | 
17 | SmenLuy 
en 
Prestige Residential | high 
Convenience | | 
| 
Convenience, Residential | ordinary] small, medium 
Quiet, economical 
Facilities | 
near University] Residential - economical | medium 
Prestige Commercial | large = high 
Transportation,| or office 
near shops group 
busy pedest- retail small - Low 
rian area with | commercial 
parking 
dived ili on 
Convenience, Residential | large sound, high | 
Quiet, or Office economical 
Central | 
Quiet, Residential | lar ge large, high 
Central | sound 
i i 
Very close to | - ‘vile de as large, | low 
University, | | | economical | 
in group | | 
Varied Residential Paes varied generally | 


| medium fe 


The summary table of locational needs and preferences serves to emphasize 


what has already become apparent, that the bulk of the new development and new 


uses will seek locations in the southern and eastern parts of the planning 


aistricu. That is 


where the biggest dwellings, with largest lots, are located. 


That is the area which is especially attractive physically and which has the 


most convenient access to transportation, shopping, and the University. 
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There is, however, an appreciable number of uses that would not necessarily 
be drawn to any particular part of the Annex but would, if permitted, distri- 
bute themselves more generally in the district. These comprise most of the 
small apartments, some of the large ones, and many of the residential and non- 


office types of institution. 
REQUIREMENTS OF RESIDENTIAL AREAS: 


The major part of the Annex will remain in residential use during the 
period until and beyond 1980, The needs of these sections are of a different 
kind altogether from those discussed under "new development". Their broad 
general need, from which develep secondary requirements, is for confidence in 
the future of the area on the part of property owners and residents. Such 
confidence promotes reinvestment, rebuilding, and the maintenance of good 


standards. 


This general objective requires that the residential sections have - 
Provision of sound standards of neighbourliness in use and structures, 
Balance in the types of occupancy with no undue dominance by any one form, 
Protection from commercial and incompatible uses, 


Enforcement of by-laws relating to the maintenance of housing standards 
and of proper control of occupancy, 


Freedom from heavy through and filtering traffic, and from excessive 
parking, 


Improvement in publicly provided facilities, 


Space for recreation and relief from bricks-and-mortar. 


The preceding chapters have dealt with most of these requirements in some 


detail. This section will summarize in capsule form the main observations 
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and suggestions ta be made, 
Balance 


The hardest requirement to meet in the Annex will be that of balance of 
occupancy types. Rooming and boarding houses now amount to one-fifth of all 
properties, Because rooming houses are not required to provide parking, while 
conversions: +o-—dwelling-units are, change ig biassed in favour of roomers. This 
can be corrected through the By-law, The dominance of rooming houses is also 
related to the large size of the buildings, for which the zoning allows few 
alternative uses. Better balance may be obtained by permitting a greater 
wariety of uses in these buildings, such as residential institutions, or nursery 
schools and other uses that offer services attractive to families. Community 
erganizations may help stimulate local interest and encourage the slight trend 
to the remaking of old dwellings into stylish "town houses", New buildings of 
a residential nature ~ apartments at high and medium density - may help restare 
balance because they seek out the large lots on which the extra-large houses 


are situated, 


However, because of its role in the city, the Annex cannot hope to have 
the same characteristics ag other residential areas. Better balanee will be 
only relative: the district will and must continue to have a high proportion 
of single persons, of non-family households, of lodgers, of young adults and 
elderly persons. It will have fewer young children and smaller families than 
most of the rest of the city, but for all that it can be a "good residential 


area", 
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Protection 


Protection from incompatible uses can chiefly be achieved through zoning. 
The past record on zoning is good, so that there are few non-conforming nuisances 
to be dealt with, Analysis of commercial requirements has shown no need for 
shopping to penetrate residential streets. Incompatible uses can also be 
prevented by zoning, although in an area such as this a much wider range of 
residential and institutional uses will be compatible with the predominant 
single and multiple dwellings, than would be the case in other parts of the city. 
Apartment buildings under the new standards will be in a form compatible with 


neighbouring residential uses. 


Freedom from Traffic and Parking 


Freedom from heavy through and filtering traffic can again only be relative, 
because the existing density of population itself generates quite large amounts 
Of traiiac, The chief hope for a reduction in rush-hour nuisance is through 
the construction of new facilities like the Avenue Road widening and Spadina 
Extension. The latter - and any new expressway facility - should be designed 
to keep both new and old residential development free from traffic. The loca- 
tion of new development areas and of high density apartments should also be 
planned so as not to draw new traffic through nearby lower density districts. 
Secluded streets that are comparatively free of traffic should be aided in the 


maintenance of this desirable condition by comparatively low-density zoning. 


Freedom from parking nuisance will be assisted by requiring all forms of 
development in residential areas to provide their own spaces, under the By-law. 


This will not take care of the backlog, which probably requires public initiative 
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to help establish various forms of group or neighbourhood parking facilities, 


The subway lands will help vrovide for parking generated by commercial uses. 


Enforcement of By-laws 


The Annex is in a critical period, If loss of confidence should occur 
building conditions could slide quickly from predominantly good to fair an 
poor, because the majority of dwellings are now approaching the 60 year old 
mark, recognized as crucial in the life of a building. For this reason, by- 
laws dealing with housing standards and zoning need to be well enforced; to 


achieve this, some local initiative may be necessary. 


By-laws regulating nuisances and licensing by-laws will be useful in 
ensuring that nursing homes, boarding houses and fraternities, for example, are 
properly controlled. The general enforcement of parking regulations, 


especially as to boulevard, driveway, and frontblawn parking, is also important. 


Public Improvements and Open Space 


The capital works suggestions and programme contained in the existing 
Official Plan need to be reviewed in the light of what has been and remains to 
be accomplished. Open space is needed for recreation, especially in the West 
Annex, but it does not seem appropriate to bring the whole district up to the 
adopted minimum standards because the need is less on account of the peculiar 
characteristics of the Annex population. However, some parkland is necessary 
to improve the attractiveness of the area, and more school ground space would be 


advisable as well. 
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SPECIAL PROBLEMS: 


The plan for the Annex has to deal with two special problems, and possibly 
a third, arising out of the Metropolitan Capital Works proposals. The Bloor 
Subway creates a problem of design around stations and along the right-of-way, 
where the prime need appears to be parking for locally generated traffic. The 
subway does not create areas needing comprehensive redevelopment of land 
assembly in this district, but the working party will have to take up the 


question of feeder routes. 


The Spadina extension proposals will create more serious problems if the 
design adopted does not allow the best form of future development and protection 
for existing dwellings. An alignment on Spadina Avenue only is the recommended 


SOU pL Onl. 


The proposed East-West Expressway is a most indefinite proposition at the 
moment, but it would have serious repercussions if ever built on an alignment 
similar to the tentative sketch that was submitted for discussion with the 
report, This alignment should not be considered without a study of all other 
alternatives, The Metropolitan Planning Board should be asked to do so and in 
this connection it would be helpful if that Board could complete its comprehen- 


Sive transportation analysis and study as soon as possible, 
SUMMARY STATEMENT OF PROPOSALS: 


The changing role of the Annex should be reflected in an orderly plan 


which will serve as a clear guide to the future of the area. 


The uses to be permitted, their densities and locations, should reflect 


the characteristics and advantages of the Annex, its accessibility, 


He tre 
ea Ty isan pets 


. 
i 


Cwewne | sites 


oP si!) veteakeemy. Ba ike ee: ‘eh teen euthtt oe 
| 4 
ae eit be Brit, wie pee Gane errr ee “ROMP ali tl te ay ieic | 


yeh ETAT Cot eer Ge eral et Ba bs f ot x8 ne roc nt 


i. a 7 
: yy h) be A ay . J.T iv os: v7 : Sih a ey ip ite + a mais on orgie | pene: ona. a yoni 


c+ “ort nds igure LLiw ste Baie ede: 7 ‘stobtnala ‘elds 
aan 
; seams: mye ag 
i y rr 
t ‘ : : nk) 
. Sao outa iowes aed tes. atone are ote Die ee snsescineg ao tite non ts, 
Pay 
< Peso loa. fieeete fovel, sek) ta aneb-tasd aaa SEs) oun. BAD. init 
t A 


minster weyge air ad vith oth aorta te Srvoqnanye hts, tt _agstbhtide 3m hak 
a 


sith. be ang bt Reena whith. tenet ae erate yekie Weak naman 


: Losineyttdisnecaie WNLbdd- auewan to pentane rca aatat net vad ota 2 ai 

hI Bie : 

: mit P ‘ , 

4 "7 rir c Loy ea PP Pi 1go ey) ~~ oF. -p ASS ip rca tere rey Pi heed i: fro diedts sire ravrad ahi ae = 
Cn 7 ‘ 


D kere Line aoehetene aoa botehieses ed aos oor in@: payee : 
| xi a7 a 

os He vohred Loman. bd woe 28 Sd SE oat phoconel, CES 

; i ~epmeter chose Te We LURRe LES. J wit tae me: ee ati od SLwiew mt | 


mb dieing: accel. zs baabiaiin ade. 


pe 


i | Ree Se aS ak wee 
i 


a ye ‘Beto age ee ans. ote 


= 
: we ; nny ei J i ‘ 
we | i pr 


ot one i peer 


Page 82 


proximity to city centre, university and government areas. The 


proposed zoning is shown in Figure l7. 


New development must mix with old: sound standards must be maintained to 


ensure that both can exist in harmony side by side. 


High density development where offices and institutions are permitted 


should be located in the south-cast part of the area. 


A preponderance of the area should remain residential, the appropriate 
density being Zone 3 except in selected areas where apartments at 


Zone | densities would be permitted. 


The residential uses of the West Annex west of Walmer Road and of selected 
parts of the East Annex should continue as at present, suitable for a 


substantial proportion of family accommodation. 


In other parts of the area a wider range .of residential uses should be 
permitted: the R.3 category of the Zoning By-law should be amended 


to encompass this, 


In the Chicora Avenue sector the status quo should be maintained until 


the east-west expressway proposals are restudied. 


Fraternities should be permitted in R.l areas but also on selected streets 


where their locational need is greatest and can best be satisfied. 


The Avenue Road specialty shopping area requires a business district 
classification that does not yet exist in the By-law but which is 


needed here and perhaps in other areas, 
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The parking requirements of the By-law should be widened so that all 
uses newly established in residential areas, whether in new buildings 
or not, provide adequate parking. At the same time, further study 
should be given to the suggestions in the Board's report on Resi- 


dential Parking. 


A programme of public improvements, including the provision of open space, 
parking facilities, street improvements and other works, should be 
developed by a technical committee of officials with this report as a 


guide to requirements. 


All questions relating to the Bloor Subway should be taken up with the 


Working Party, with this report as a guide to requirements. 


All questions relating to student accommodation and student residences 
as well as the requirements for staff accommodation, should be discussed 


with the University of Toronto. 


All questions relating to the Metropolitan Works Proposals should be 
referred to the Metropolitan Planning Board, with the recommendation 
that the "Spadina-only" alignment be adopted and that east-west 
expressway alternatives be studied. It is suggested that the Metro- 
politan Planning Board consider the necessity for completing its 


transportation analysis. 


An amendment to the Official Plan should be prepared, incorporating a 
statement of desirable future development and necessary implementing 


measures for the Annex Planning District, together with a Public 
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Improvements Programme; the whole to supersede the existing Official 


Plan insofar as it affects the planning district, 
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CHAPTER IX: SOME GENERAL PRINCIPLES 


For the best solution of planning problems in the Annex Planning District 
it has been necessary to break new ground on several questions of principle 
with particular reference to zoning. The principles suggested in this chapter, 
whose acceptance is considered necessary for the successful implementation of 
the Annex proposals, will have general application to other parts of the city 
too. Once these concepts are understood and accepted, it will be possible to 


describe in detail the zoning proposed for the Annex, 


Some of the ideas discussed have been raised in a preliminary way in 
earlier Planning Board reports, as will be noted in each case, Others are 
raised here formally for the first time. The principles to be discussed come 
under the following headings: Use-and-Density Combinations, Business District 
Classifications, Office Building District, Revision of R,3 Use Classification, 
Special Provision Clauses for Residential Districts, and Rooming House Parking 


Requirements. 
USE-AND-DENSITY COMBINATIONS: 


Residential use-classifications and density zone classifications should 
be used in whatever combinations are best suited to the characteristics of 
particular residential areas, and not tied to one another by an invariable 
formula. At present the By-law contains a formula, so that, for example, all 
R.1l areas must invariably be Zone 1 density class, and all R.2 areas must 
invariably be classed Zone 2, At present it is not possible to provide a 
Zone 3 density for residential development without admitting all R.3 or R.b 


uses, and so on. The formula approach at present used in the By-law was 


necessary to allow for the early introduction of the new residential standards. 
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but the Planning Board's report of April 1956 recognized that the formula 
should be used only as an interim measure until the residential districts of 
the city had been studied in detail. These studies are now in hand, and have 
already revealed the need for some new combinations of density and use classi- 
fications. For example: 


R.2 with Zone 


3, as in the Annex. 
R.3 with Zone ) 
2 
Hs 


as in the Annex, 

R.1 with Zone as in parts of Deer Park Planning District. 

R.2 with Zone as in parts of Lawrence Park Planning District. 
R.1A with Zone 3 or hy as may be advisable in parts of Eglinton 
Plannine’ District, 


For these reasons, it is suggested that the Zoning By-law provide that the 

use-classification and density zone combinations in effect in any area be the 
combinations marked on the zoning map, and that the existing formula apply to 
any area only until a "Zone" density designation is marked on the zoning map, 


This provision would allow a continuing change-over from the formula applica- 


eo \ 


tion of the old residential "V" classifications as planning district studies 


are completed. 


BUSINESS DISTRICT CLASSIFICATIONS: 


The zoning by-law should provide a number of business district classi- 
fications with permitted uses and densities appropriate to the character and 
function of the different kinds of shopping and service business districts in 
the city. These districts should not be regarded as "higher" or "lower" than 
one another, but as functional classifications, and hence the uses permitted 
in_one district should not necessarily be permitted in one or any of the others 


as well, The consequences of having only a single "C.1" commercial classi- 


fication for uses other than industrial ones are serious. One effect in 
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Toronto has been to make commercial zoning rigid and conservative, out of fesr 
-- justified often enough by actual occurrences -- that a change to C.1 zonins 
ostensibly to permit one appropriate use may in fact turn into permission for 
any number of highly inappropriate uses. There are other reasons equally 
pressing for a change in the present system which, by giving Toronto only one 
all-inclusive business district classification, must make this city unique 


among all zoned cities of its size on this continent. 


The City of Chicago new zoning ordinence of 1957 deals specifically with 
this problem, Their published explanatory comments make an excellent summar:. 
and some significant extracts are noted below. When reading them it should be 
borne in mind that the old Chicago by-law already had three types of business 


Case e tn 


"Seven new Business Classifications ... . are proposed in the new 
Zoning ordinance, (which came into effect May, 1957). "Bach new classifica- 
tion is further broken down into sub-districts on the basis of building btuik 
- « » but the land use regulations for these sub-districts within each classi 
fication are identical", 


"The (old) ordinance suffers from over-simplification . .. too few 
districts means the lumping together of incompatible uses which should be 
segregated from one another as well as the failure... to adequately protect 
adjacent residential areas from excessive traffic and other nuisances". 


"Two concepts are basic in the new philosophy .. . These are the relative 
service area of shopping districts, in the light of which their size and r22j,¢ 
of permitted uses are controlled, and the economic compatibility of business 
and commercial uses .. ." 


"A little reflection will make readily apparent the fact that business 
centers of different magnitude are needed... Not all locations where busi- 
ness is needed are appropriate for large department stores or other major 
traffic generators; in fact, relatively few locations are suitable in terms 
of street capacity, public transit, parking potential, and other factors, for 
the large-scale enterprise. In short, business and commercial districts mvs? 
be restricted - both by use and size of establishments - . , . in accordance 
with their function in the overall life of the community". 
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The report then goes on to explain how four retail districts are developed 
out of this first concept, and describes the characteristics of what they call 
the "convenience center", the "community shopping center", the "major shopping 
center" and finally the "central business district". There then follows an 
explanation of how an additional three service-use classifications are based 
on the second concept: 

"Classification of uses according to economic compatibility reflects 
simply a recognition of the fact that not all uses of a business or commercial 
nature are compatible with one another, For example, a gas station, a 
theater, or an undertaking establishment sandwiched in between typical retail 


uses constitutes an interruption, a barrier to the natural flow and inter- 


change of trade between more or less similar retail establishments. This 
principle is today recognized in good shopping-center design..." 


This leads to a differentiation between retail uses, which are incorpora- 
ted in the first four districts earlier described, and service uses. Three 
service districts corresponding in scale and range of uses to their counter- 
parts in the retail-use districts are then described, to make a total of seven 


types of business district. 


Some such approach as has been taken in Chicago will be necessary soon in 
Toronto. The question of business district zoning needs to be treated as a 
whole in a special study. In the meantime the Board must deal with the 
specific area covered by the Fishleigh By-law. In the following chapter is 
described a list of uses that has been drawn up as particularly appropriate 
to the Avenue Road portion of the Fishleigh By-law area, This list should be 
studied to see whether or not it should be dealt with as a "special clause" in 
the By-law, or whether in fact it is useful and adequate for more general 


application to retail areas of the city. Should this last prove to be the 
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case, it could be incorporated as a new business district classification -- to 


be called C.15; Shopping District -- in the Zoning By-law. 


OFFICE BUILDING DISTRICT: 


The Zoning By-law should eventually include a commercial office district, 
for which should be devised standards of building and density controls appro- 
priate to the proper development of a dominantly office area, Such a zoning 
_ classification was originally proposed in the Planning Board's report of 
April 1956 on Residential Zoning Standards, and it was there suggested as a 
replacement for the existing R.liA classification, to be called C,1A. As noted 
in that report, the R.A classification is basically a residential one, For 
this reason, any office building erected in such a district must conform to the 
new residential standards, but these have never been thought particularly 
appropriate for office buildings. What seems to be required is a district 
primarily for office buildings and ancilliary uses in the buildings, like banks, 
restaurants, and some shops. In such a district apartments would also be 
permitted in a form compatible with the office uses, and in addition existing 
dwellings would be used for institutions, professional offices, and the like. 
It is this kind of a district which is eventually intended to replace some of 
the existing and proposed R.liA areas in the Annex, The planning district 
studies in progress indicate that it would be a useful kind of district in 
other areas of the city as well. For these reasons it is suggested that a 
study and report be prepared recommending appropriate uses and standards of 


development for "C.1A Administrative and Commercial Office districts". 
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REVISION OF R.3 USE CLASSIFICATION: 


The R.3 residential district should be revised because there is a large 


gap between the permitted use categories of R.2 and R.l) residential districts 


that the R.3 category does not satisfactorily bridge. The R.2 uses are 


restricted almost entirely to those which are single or multiple dwellings of 
one kind or another. The R.4 category, on the other hand, includes every 
possible kind of use which is not strictly commercial; thus in this category 
the permitted uses range from private hotel to military academy and from public 
hospital to private club. Many of these R.l) uses need central or main artery 
locations, but others would prefer the somewhat quieter atmosphere of an 


ordinary residential district. 


The R.3 category does not provide a satisfactory transition because there 
are only three distinct uses which in this district are added to the permitted 
uses of the R.2 zone. These are: 

(a) a community center (community activities including arts and 

crafts, etc.) 

(bo) a student fraternity or sorority house 

(c) a boarding or lodging house. (Other than a Class A boarding 

or lodging house, which is permitted in R.2 areas in my 
event). 

The only area of R.3 zoning now occupied by dwellings is the Chicora 
Avenue sector of the Annex (see Figure 16). The one other area that is R.3 
has now been taken over entirely by the F.G. Gardiner Expressway. Because for 
all practical purposes there is no R.3 zoning in the city outside of the Annex, 


it becomes possible to suggest revision of the R.3 category so as to provide 
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anew range of uses. It is proposed, therefore, that a new K.3 category be 


established and that the new classification be based on a selection of uses, 


derived from the R.j list, which more particularly belong in residential areas 


and which are characteristically located in former dwelling houses rather than 


in new buildings. 


The proposed new R.3 classification would permit the following uses: 


Ali R.2 uses 

@ public school, a day nursery, 2 nursery school 

private academic, religious, or philanthropic school 

nursing home, convalescent home, or rest home 

public or private home for the blind 

residence operated by the Salvation Army, Y.M.C.A., Y.W.C.A., 
Y.Moo.A., Y.W.H.A., or the University of Toronto. 
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In addition to the above list cf uses, after further study consideration might 
be given to including all or some of the following uses: 

(a) a children's home, a children's shelter 

(b) a boys! home, girls! home, orphanage or infants’ home 

(c) a maternity boarding house 

(d) a monastery, a nunnery, or religious retreat, 

It will be noted that except for the R.2 uses, none of the present list 
of permitted R.3 uses is carried over into the proposed new list, The uses 
which have been dropped (community center, boarding or lodging house Class B, 
student fraternity or sorority house) would have to be added to the list of 
uses specifically permitted in the R.l districts (where, of course, they are 


already permitted by the pyramiding provisions of the by-law) . 


It is not intended, however, that in future fraternities and sororities 
should be restricted entirely to the R.) zone. For all practical purposes 
they ave confined to that zone at present. But, as has already been explained 


fraternities have precise locational needs and a tendency to concentrate. lt 
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is proposed to meet their needs in the Annex, insofar as they cannot be 
accommodated in R.l) or R.A areas, by designating, through a special clause in 
the By-law, certain streets in which they would be permitted. This would 
have the result of confining them more closely to appropriate locations than 
would be the case if they were permitted everywhere in R,3 zones. At the 
same time it would give them greater freedom of choice and less formidable 
competition than would be their lot if they were restricted exclusively to 


Rat or R.A zones as at present. 


SPECIAL PROVISION CLAUSES FOR RESIDENTIAL DISTRICTS: 


The practice of having special permissive or restrictive clauses modi- 


fying the normally applied zoning classifications in particular parts of 
residential districts should be continued and regularized. The Zoning By-law 
contains literally pages of such special clauses, by no means all of which are 
for the benefit of particular properties. They modify the zoning by, for 
example, excluding apartments from the regular list of R.2 uses in some areas, 
or admitting professional offices in other areas where they would normally be 
excluded by the R.| list of uses. This practice has arisen becmise of a 
demonstrable need, and it serves a community purpose by recognizing the 
character, functions, and needs of different parts of the residential district. 
Basically, of course, there must be a comprehensive by-law, but the by-law 
which is entirely comprehensive in nature cannot respond adequately to the 


varieties of occupancy and development that happily occur in so vast and 


variegated a setting as the City of Toronto. It is therefore suggested that 


as_ studies continue special clauses be recommended as seem appropriate in 
various parts of the City. 
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The chief virtue of the comprehensive by-law is that it is both easier to 
understand and to administer than a conglomeration of individual restricted area by- 
laws on the old style. For this reason, the desirable practice of applying special 
clauses needs to be regularized in order that the virtue of comprehensiveness may 
be maintained. One of the easiest ways to do this would be to create as part of 
the by-law a second set of maps, perhaps called "special zoning maps". These could 
be read in conjunction with the basic zoning map, and the special clauses assembled 


and indexed for easy reference in tabular forn, 


PARKING REQUIREMENTS: 


Adequate parking should be required Tom alu forms OL development in residential 


areas, including institutions, and lodging or boarding houses. This may be achieved 
by an amendment to the Zoning By-law, adding to Section (11) an appropriate off- 


street parking standard for each of the uses permitted in the proposed residential 
zones but not yet covered by present provisions. The parking standards presented 
in the Planning Board Report on Residential Zoning Standards, April 1956, will pro- 
vide a basis for the following uses; fraternities, a childrm's home, a private 
club, public library, museum, art gallery, and a lodging or boarding house. It is 
particularly important that an appropriate standard be applied to boarding or lodging 
houses as soon as possible because, as this report has demonstrated, the lack of 

this requirement may be helping an excessive trend to rooming houses in the Annex 


eulsheuaalones 


Further study will be required to evolve sound off-street parking standards for 
uses not included within the 1956 recommendations. It is recognized that there may 
be difficulties in providing parking space on the individual lot where the original 
building did not allow for driveways or lanes, and that ways must be found of 
satisfying individual requirements on a group basis. The possibilities in this 
direction were explored in the Planning Board's report on Residential Parking Pro- 


blems, which is now before the Property Committee. 
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CHAPTER X: PROPOSED ZONING 


The proposed zoning arrangement for the Annex is shown in detail in 
Figure 17, which also shows the way in which the proposed districts and 
boundaries differ from those of the present By-law. The general schenie of 
the proposed zoning follows the outlined Annex plan and general principles 
descibed in the preceding chapters. The main changes in use are concentrated 
in the southeast, but the proposed new R.3 zoning district, permitting a wider 
range of residential uses, is applied over most of the central and southern 
sectors. Medium residential densities are applied generally, with some areas 
of high density. Special clauses relating to institutional offices and 
fraternities are applied to selected areas in the southeastern part, as indi- 


cated on the map. 


In this chapter, the use categories are taken up one by one for comment. 
Discussion of the special clauses follows, and the chapter concludes with a 


section dealing particularly with the Fishleigh By-law area, 
USE CATEGORIES: 


O.l Districts, These districts are essentially unchanged, except that 
some land is added to the north of the present C,1 strip along Bloor Street, 
to bring the Boman up to the north limit of the subway right-of-way. A 
special list of uses is proposed for the specialty shopping area of Avenue 
Road within the general C.1 district. This amounts to the creation of a 
special business district limited to intensive retail and other compatible 
uses, The list is explained in the last section of this chapter dealing with 
the Fishleigh By-law area. A minor boundary change is made along Davenport 


Road so that properties fronting on Admiral Road are not in the C.1 area. 
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RK, WA Districts. These districts are unchanged on Spadina Road and 
St. George Street, except that their density is raised to Zone ]. A new 
R.A Zone ) district is proposed along Prince Arthur Avenue. A new classifi- 
cation is to be devised eventually to replace the R.A classification in some 
of these areas, This is proposed as an Administrative and Commercial Office 
District, C,1A, and within it new standards appropriate to an office and 


apartment building area would be applied, 


Ri Districts. These districts remain unchanged, although the density 
becomes Zone ) in all cases. On Spadina Road a boundary change or other 
adjustment may be necessary once the design of the Svadina Extension is 


settled. 


R.3 Districts (revised classification), The revised R.3 classification 


is applied for the first time to substantial areas of the Annex, This 
category allows residential institutions, nursery schools, private academic 
schools and similar uses as explained in Chapter IX, These uses would be in 
structures detached from others, either single dwellings or pairs of semi- 
detached, The R.3 zones are restricted to busier streets and to those with 
large-sized dwellings suitable for the new range of uses. The density applied 
is Zone 3 in the more northerly parts, but Zone ), on the fringes of the new 
office zone. It is expected that apartments compatible with existing develop- 
ment will be built in all districts but they will be of the smaller kind in 


the Zone 3 parts and of the larger, high-rise kind in the Zone }, parts. 


The R.3 district in the Chicora Avenue sector is left unchanged, except 


that by virtue of the revised classification some new uses will be permiss:ible. 
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R.2 Districts, Unchanged R.2 districts, but with the permissible floor 
area ratios of Zone 3, remain in most of the West Annex. Here, family 
occupancy will continue to be most pronounced, In the East Annex, the 
secluded streets of the north-east part remain in the R.2 category, as does 
Bedford Road north of Lowther Avenue. Here again, the density category applied 
is Zone 3, and it is expected that development to this density may take the 
form of small apartments, maisonettes and the like which, because of the new 
residential standards, will be quite compatible with existing development. In 
both areas, but particularly in this section of the East Annex, a trend to some 


deconversion may be anticipated, 


Miscellaneous Districts. No alterations have been made in the G (Open 


Space) C.2 (Light Industry) or C.3 (Medium Industry) districts. 
SPECIAL CLAUSES: 


1, Administrative Offices. The special clause (By-law 20163) permitting 
the use of existing dwelling houses on the designated part of St. George for 
professional, institutional, and business administrative offices is retained. 
With the opportunities also provided by R.JjA zones, this is sufficient for 


the needs of professional and business administrative offices. 


2, Institutional Offices. This is a new clause to permit the use of existing 
dwelling houses (in detached structures) as the administrative offices and 
headquarters of non-profit organizations of a religious, educational, recrea~ 
tional, fraternal, cultural or philanthropic nature. Such uses are already 


permitted in R.A districts, but this will make additional properties available 
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in areas suitable to them, where they will be compatible with other uses yet 
without the severe competition of other R.A uses. By this clause, most of 
the R.3 Zone )} areas in the southern Annex would be open for this form of 


institutional office use. 


3. Fraternities and Sororities. This is a new clause to permit the use of 
detathed structures for the purposes of a fraternity or sorority. They are 
already permitted in R.l and R.A districts where, however, the competition of 
other profitable uses reduces the amount cf property available to them. They 
are excluded from R.3 districts under the revised classification. The special 
clause is applied tc those parts of the R.3 districts closest to the University 
and to part of the Bedford Road R.2 district, this street being particularly 
suitable, in terms of its location and the size of existing property, for their 


purpose. 
THE FISHLEIGH BY-LAW AREA: 


The Committee on Property has requested the Board to report on "what 
commercial uses will be contemplated for Avenue Road, Bay Street, and Davenport 
Road", In principle it has been agreed that the uses of this area should be 
dealt with within the framework of the Zoning By-law, The Committee's request 


indicates, however, the need for special consideration of this area. 


On Davenport Road, Bay Street, and the portion of Avenue Road north of 
Bernard, the uses are very diverse. Until a series of business district 
classifications can be devised for general use in zoning the city, it would 
seem appropriate to allow the full range of C.1 uses on these streets, as now 


zoned. A problem may arise because part of the north side of Davenport Road 


tay aven vedeo tiv aftiitiqmme sd Shiw qand ecteihe edt ot eee 
a 
% dea yeeslo oitt-yd ‘vedi Bilt vertio %o aotelvoqne 9 -wibiee oth st el 


‘$0 pot utide wo wea ef Liew anna <tsitioa att at eet d ‘oust it aad 


a oe aan 
,oee eOltto fare Ef 
es : AF as f pat 5 183 wf Pads th Sets Iro'sot 
a eT swt te See) B SLeTSET ATI 2° I ac acqguy ys eric 
SS pret 1) A: rb] oy a! r BOOITTALS fu oft bats 
4 
Veet . s od aidelievs Gedo) lo Gives om aeoubet sear aihdatiton Fae 
| x 
eeigsar off  vtoliteottipests beadvet aif astag adutadeth €. 2 aor sey ay! 
Hiiaw vied ety oy taemoia ateoiwiaih €.9 afl atusq neo oF betigge ak ous ma 
- 
qinaisoheees gated toeiee ale gobedeth (8 Bac beothed eid to Gasee ot ba 
ee ~~ 
whet ac) .pbaede gcliteetye Bo ont aod Gna werteael ar Mo eared ah elaeoeoe 


— 


: " 
; . beog 


: De Be alata BOLL eI ai : 

2 : as 

tere” wo Peover of beet ot? bodnelees ast VreearTy ao soda benio’d oat 

—_ oy - 

: trghevel bie yteottt qa heel alaevs Sot Setalgmedscs af Dilw meen In igremeos 
£ ; 


o4 hisciin sete atht ‘to amgw silt Jot heetgs need pad 02 oiqtamtiy at 


so desypet aoecttnned sf walleye gabte® oof Je: areweett ond andi tw as 
_ 
_ wiens 3t4 te aolbesabtanes Lafeagt aot bear ott i425 


#6 (tos bool simewl to ket roq add Sim dees Yat pact 


gobadahi srocteadd Go weives 6 Lede “ygerevib “ar et ae 


Togas ily sid stlnoe nf eat Leteteg wh Sonia of o 
= i ws - 


af ations oealt te aoa Ro 3 eyo 


> : a - 
se “ fe , 


 drognevstl ‘ m7 


TEI 


ore: 
4 


Page 98 


from Avenue Road to Belmont Street is zoned R.l but is permitted certain 
commercial uses by the Fishleigh By-law. This area, however, has been proposed 
as en addition to Ramsden Park in the Parks Commissioner's comprehensive report. 
It would therefore seem advisable to leave its status as a R,l district un- 
changed at present but to deal with the question as part of the comprehensive 


study of the Yorkville Planning District, 


Avenue Road needs special consideration because it is the extension of 
University Avenue and Queen's Park, which together form the principal "showpiece" 
street of Toronto. There have been suggestions that a similar type of develop- 
ment should be brought about on Avenue Road, but it does not appear that an 
extension of the southerly prestige office area would be practicable at this 


time. There are several reasons for this: 


(1) the limited width of Avenue Road and the high cost of any further 
extensive widening as compared with the slightly increased traffic 


carrying capacity that would be obtained thereby. 


(2) the shallow depth of properties on the west side of Avenue Road 


(3) the lack of demand for large prestige head offices in this location 
and the availability of other sites - including University Avenue 


itself - for such purposes. 


(4) the character of the existing development. 


The fact is that Avenue Road is already developing its own distinctive 
commercial character. Most of the shops between Bloor and Bernard are 


specialty stores or services catering to a vity and metropolitan clientele, 
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Only north of Bernard does the street begin to function chiefly as a local 


shopping and service area, 


Bearing in mind the desirability of maintaining this distinctive function 
as part of the entire artery's contribution to the flavour of the city, a more 
selective list of commercial uses from all of those permitted in the C.1 
category could be made, The list should be considered in two parts: uses 
permitted in the C.1 category because they are permitted in so-called "higher" 


residential zones, and uses permitted in the C.1 category itself. 


Residential Uses. If the objective is to maintain the function and character 
of this section of Avenue Road chiefly as a specialty business district, only 
a few residential uses would be suitable and compatible. The following are 


suggested: 


- all R.A uses special to that classification, and 


- an apartment building 


a private hotel 


- an apartment hotel 


a private club 


a public library. 


Commercial Uses. From the permissible uses listed in the Zoning By-law for 


the C.1 district, the following are suggested: 


- aretail store, a sample or showroom, a delicatessen shop, a caterer's 
shop, a bake-shop, an eating establishment, a commercial lending 


library, a photographer's shop, a tailor's shop, a pet shop. 
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- a commercial club, a tavern or public house, and the following kinds 
of "place of amusement": 
motion picture or other theatre 
exhibition (if properly defined) 
auditorium 
music hall (if defined as a concert hall) 
-~ a dressmaker's shop, a locksmith's or gunsmith's shop, a shoe repair 
shop, a taxidermist's shop, om upholsterer's shop, a custom workshop 


(but only if combined with a retail store or showroom for the sale of 


the goods with which these shops or workshops are concerned) . 


- a business office, an office building, a film exchange, an artist's or 


photographer's studio. 


- a barber shop, a ladies hairdressing establishment, a dry-cleaner's 


distributing station, a dry-cleaning shop, a laundry shop. 


- signs also would be permitted as in C.1 districts, but consideration 
should be given to restricting overhanging or projecting signs in the 


manner so successfully applied on Yonge Street. 


The area to which this special classification or list of permissible uses 
would be applied is indicated on the Proposed Zoning map in a special shading. 
Consideration should be given to making this list or a similar one into a new 
business district classification that could be applied elsewhere in the city, 


as explained previously in Chapter IX. 
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TABLE VI 
NUMBER OF PROPERTIES IN REVISED ZONES - ANNEX PLANNING DISTRICT 


St ers 


i 


| | 
Street |R2Z3 | R3Z3 | R3Zh | R3Zh| R3Zh | RbZL | RbZh 
| | 


| | SPO, | SPO. 7. | ADMIN. 0, 


street, 
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REQUESTS FOR ZONING CHANGES 
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Appendix A 


LIST OF REQUESTS FOR ZONING CHANGES 


listed hereunder are the requests for zoning changes of which the Board 
has been notified. Many of the requests noted have already been dealt with 
in previous reports of the Board, and where this is so the file number cf the 
report is noted, Of this group, many requests have aiready been disposed of 
in one way or another by the Property Committee and the City Council and will 
not be affected by this report. They are included in the list because it is 


intended to show the range of requests that are being made. 


The list is divided into two parts: those requests for changes in the 
Annex Planning District proper, and those requests in the "Fishleigh By-law" 
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PART I - ANNEX DISTRICT 


File Number 
03.06.07(30) To rezone both sides of Price Arthur Avenue between 


Avenue Road and Huron Street from R2 to R4A, 


03.06.12(55) To rezone #141 Avenue Road from R4 to Cl for use by 
the Employee’s Association of the Hydro-Electric 


Power Commission of Ontario. 


03.06.17(79) To rezone from R2 to RHA the area bounded by the 
east side of Huron Street, the south side of 
Lowther Avenue, the west side of Avenue Road and 


the north side of Bloor Street. 


03.06.19(88) To rezone a parcel of land C1V1 from R2V1 south of 
Davenport Road and west of Avenue Road, to enable 
the development of a lot extending from the Cl zone 
on Davenport into the R2 zone at the rear for 


commercial purposes, 


03 .06.20(93) To amend the Zoning By-law and Official Plan to 
permit the use of #236 St. George Street as professional 
offices for a consulting economist and as administrative 


offices for professional societies, 


03.06.20(94) To rezone the northeast corner of St. George Street and 
Bernard Avenue to R4 in order that the entire property 
owned by the applicant may be used for apartments at an 


R4 density. 
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03.06.26(125) To rezone #250-254 Davenport Road from Cl to C2 to permit 
the use of the properties for offices and storage of 


hosiery goods. 


03.06.28(134) To amend the Zoning By-law for the southwest corner of 
Lowther Avenue and Bedford Road to permit the use of the 
property as the headquarters for the counselling service 


of the Toronto Y.M.C.A. (rezone from R2 to RMA) 


03.06.30(145) To rezone the south side of Dupont Street between 


St. George Street and Huron Street from R2V1 to C1Vl. 


03.06.36(171) To change the volume standard from Vl to V3 for the R4 
area bounded by Spadina Road, Lowther Avenue, Madison Avenue 


and Bernard Avenue. 


03.06.39(189) To rezone #35 Prince Arthur Avenue from R2V1 to R4AV1 to 
permit its use for offices and research purposes by 


Alcoholicism Research Foundation. 


03.06.46(223) To rezone #230 St. George Street from R4V1 to RYAV1 to 


permit its use by the Royal College of Dental Surgeons. 


03.06.47(228) A report re #130 Avenue Road requesting an exception to 


the Fishleigh by-law to permit a dry cleaning shop license. 


03.06.51(248) To rezone #31 Bernard Avenue from R2V1 to R4V1 to permit 


its use for a home for aged and infirm people. 
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To amend by-law 18642 so as to define an area in the 
Annex say south of Bernard Avenue, west of Avenue Road, 
north of Bloor Street and east of Spadina Road as R3 or 
to amend the by-law to permit student Fraternities as 


an R2 use. 


To rezone from R2 to R4 all the R2 areas between 
Bloor Street, Spadina Road, Dupont Street and 


St. George Street, 


To rezone the east side of Bathurst Street from Wells 
Street to Dupont Street from R2V1 to C1V1l for Commercial 


purposes, 


To rezone from R2 to R4A both sides of Huron Street from 
Dupont Street to Lowther Avenue and the west side of Huron 


Street between Lowther Avenue and Bloor Street, 


To rezone both sides of Walmer Road between Bloor Street 


and Kendal Avenue from R2 to RHA, 


To rezone both sides of Prince Arthur Avenue and the south 


side of Lowther Avenue west of Avenue Road from R2 to RHA, 
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PART II FISHLEIGH BY-LAW AREA . 
eo Saba Nc Nase ay nbs Ase ee NE ated 


File Number 


03.06.13(57) To delete from By-law #18642 the provision which allows 


By-law #17544 (the Fishleigh By-law) to prevail. 


03.06.13(58) To rezone #111 Yorkville Ave. to permit its use for an 


antigue shop. 


03.06.17(78) To amend the By-laws to permit the errection of an 


apartment hotel at #89 Avenue Road. 


03.06.37(178) To amend the Fishleigh By-law (#17544) to permit the 


use of #201 Davenport Road for a used car lot, 
Information received but no report requested. 


Re: #116 Avenue Road to amend the By-laws to permit the 


operation of a restaurant. 


Re: Picadilly Club - a request for permission to operate 
as a private club. The club is now operating under a 


license as a public hall, 


Information received resulting from a poll on the proposed lifting of 


By-law #17544 conducted by the Property Department. 


Re: #64 Hillsboro Avenue objecting to residential 


designation and requesting commercial. 


Re: #198 Davenport Road requesting a commercial designation. 
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APPENDIX 'B! 


SELECTED STATISTICAL TABLES AND GRAPHS 


POPULATION TRENDS, 1951 - 1956 
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MAJOR POPULATION TRENDS IN THE ANNEX 1I95!I- 1956 
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SOURCE — TABLES | & 2, APPENDIX. 
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SOURCE — TABLE 5, APPENDIX. 
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SOURCE - TABLES 384 , APPENDIX. 
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SOURCE - TABLE 8, APPENDIX 
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APPENDIX B - Table 1 


CHANGES IN AGE COM-OSITION OF 1Or ULATION 


EAST AND WEST ANNEX 1951-1956 


2 alee Fae eae BV 
‘a a 
x nu ‘ , "he ty) 


re Vo lage ab to ahemretisss aa 


i 
8 ‘ 
<—ie PES ae ie 
+ AP SN AmKng 
i ] 
% { 
3 a ee Aw - » 
mio a vi 
: ve 
3 nr 
a » ie Gert AT 
i f ; ‘ A & e's" 
al aomniening #4 ~ 3 
} 
] s 
' A 
} ee 4 
My 
’ ¢ 4, 
a ha: } bs , 
bead Ter 
i. oe iin 
4 ' 
it : 
‘ 


Se ome nies ae 


ey eer 


A) it 
1. GLP Tee 
i Te 
allt 
ies wh 
a. oy 
{ 
feo fy 
; 
} i ie 


ee, ae 


—" 


ey test peel 
he -, 
sdealiesite at exele 1 ay $i “hs 


ef 7 pi) | a 


“meee 4 


ee a ci 


goon) eal, EesoT .so'f 1 Lato ~ axl 
ante a, eo idan myer ——— 

‘ r ar \ a 

Ces ws ERE Fak ayil 


ee 
TO a i 


APPENDIX B - Table 2 
COMPARISON OF DOCULATION CHANGES 
IN AGE COMPOSITION AND Iii TOTAL 


ANNEX, SOUTH ROSEDALE AND CITY, 1951-1956- 


ANNEX SOUTH POSEDALE Cri awn 
Age ee er PEO Mie S. 1951 1956 
Groupg Now %! Noe &% Now % , Now % fon “We2Z) i AN ee 


0-4] 978 Se7] 908 5.3 | 190 hoo} 166 3+ | S156) 7.7 | Su565 6.2 | 


| 

5 - 9| 608 = 3251, 666° 3.9 72 Bao Lo) 360 BI e932 B65 | 6191 6.9 
{ 
| 


feat h6G 2.7) Sle “3.1 101 @ 360 | Cole Wek 3285), hed | 35255" 563 


P5-191 5000 = See] 652 3.8 Pe TG es y aa 43276 Gol, | 356PO 5h 


25=3| 3612 21.1: 099 23.6 830 L7elh-| 967 19.6 11630 17-0 111989) 16,0 


35h 2688 15.7) 2651 153 Oyo. | COO. 1907 98074 * WnG PoOnhoy ese 


N5=5h) 2250 13601} 2328 13.5 Wes leek 1 fOr) Lites 9069 13-5 | 8561 12.7 


5-64} 1705 99} 1582 9el 61h 12.8 


{ 

| 

| | 
1868 10.8! 2023 1167 61 9.6 
619 12.5 "o022 “G66 1 6769 16.2 


Tope alii O301 Bel Pio aoae0 |. 257 bee 2°968 ole te yoga ed. 


| | 


! 
70 + | 1322 Te | 1219 7.0 29 9.0 | 450 Pel 1978 = 662 | 537k 6.8 
| 
Total (17139 100.0 |17302 100.0 | 4781 100.0}1943 100.0 } 67300 100.0 1665172 100.0 
i ul — en 


Total Change 1951 - 1956 


1951 1956 @ change 
ANNEX sy Aa BERS) Whines 0.9 
SOUTH ROSEDALE 1,781 1943 3.3 
CITY (less Island) 673,00), 665,163 ae 


pf a int PACT ‘y nena: 


Wats allt a 7 ane 
iy “uN aay oe Baie 


\ 
we . ~ a ) 7 


if a ie \ fe i fi Seay 


rb se 


ae a taf 
ETO ad Mea Mee Bes as 


TIAL eerie 9h ek Ot 


Mage 


a oUt 5 


he” 


wee Ce ey 


Tal tragey\ 
eet: en tad Bet ee hg Ald 


|, otha ee emapnt ttt shy bandaientbah Aitlohualiel Pi al 
: i 


Sat rr nab Ur veg, 


Net Sate LA gly ill fy ttm ns 


ied Le ansieg 
iy rt pee ree me: y ~ 20 ne thawe Neg Lato P 
eS y f ae Wd 
: LA Roe rat ¢ 
on O + 


ad ‘ 5 
\ ae Lane, ge? se" ee ‘ 7 
ps | ee totes: 
| 
j . 
’ é = : . 
; $) al ee, LAS 4 
* . be kw roe || *2 [ - 
‘ 
i 
i Ne f 
ae 3 ee td : + _ 
x a) : . 7 ’ i 
i i, } i at 5 _ a 
} i 
¥ 5 
‘ 4 
yy) 2 ereite ; i | 
4 Oe: ¥ ie 4 j { se aU fa Pe é fe t ~ 
; ie ii Yee 
1: sg 
{ Je 
\ 
i ae i 
ie ) 
y 
{ Tey y 4 é 
} " 7 » > 1 ens ‘ ‘. 
, pi : 
, 
‘ 
ae he r 
ik ate) Ct Syne! VS het, if Les 
belte 2 Po ra) Ba i mf 
. 
: i 
- : 
. + + 
4 " 
" f Aas 4 - ! a Ne : 
> i ef] re uf 4 i. | Phas eae Ais pez 
i . oo Mi < 0 ; : 
\ , me) As a°.4 


eee 


‘ om Af: 


at 
Te Stele a wt es fost a Om 


i 
=) & 
walks, 

t . 
Grits 
‘ 4 

i 
' 


APPENDIX B =- Table 3 
PLANNING DISTRICTS - CITY OF TORONTO, 
HOUSEHOLDS - BY NUMBER OF FAMILIES (1951) 
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APPENDIX B - Table 5 
PLANNING DISTRICTS, CITY OF TORONTO 
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APPENDIX B = Tables 6 & 7 


AVERAGE NUMBER OF PERSONS PER HOUSEHOLD 
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APPENDIX B - Table 8 


HOUSEHOLD SIZFS -— CHANGES 1951 - 1956 
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APPENDIX 'C! 


INSTITUTIONAL USES IN THE ANNEX PLANNING DISTRICT 
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BLOOR STREET WEST 


170 Suite #h06-7 Canadian Camping Association. 

Suite #08 Canadian Wabi-Kon Youth's summer camp; Canadian camping. 
228 The Certified Public Accountants Association of Ontario. 
230 Canadian Institute of International Affairs, 
252 Canadian Memorial Chiropractic College. 
288 Academy of Medicine - Toronto. 
292 *Bloor Street United Church, 


LOWTHER AVENUE 


30 Delta Gamma Fraternity House, 
56 Agricola Finnish Lutheran Congregation, 
60 Friends House Quaker Meeting Hall, 
The Canadian Friends Service Committee. 
182 Imperial Order: Daughters of the Empire - National Chapter, 
Imperial Order: Daughters of the Empire - Municipal Chapter. 
190 Roulet Nursing Homes Limited, 


BERNARD AVENUE 
)2 Ontario Curling Association, 
DUPONT STREET 


158 Army, Navy & Air Force Veterans in Canada (St.Andrew Unit) 
hog New Apostolic Church, 


PRINCE ARTHUR AVENUE 


8 Alpha Gamma Delta Fraternity. 

30 United Empire Loyalists Association of Canada, 
Ontario Public School Men Teachers Federation, 
Ontario English Catholic Teachers Association, 
Ontario Secondary School Teachers Federation, 
Ontario Teachers Federation, 
Federation of Women Teachers Association of Ontario, 


88 Silver Cross Women of the British Empire - Canadian Widows 
and Mothers of the Great War, 
al *Canadian Temperance Federation. 


Canadian Women's Christian Temperance Union, 
Canadian White Ribbon Tidings, 
ed, *Ontario Council, Canadian Girl Guides Association, 
21-23 *Lyceum Club. 
Women's Art Association of Canada, 
83 Hostel for Presbyterian Deaconesses. 
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Mayfair Bridge Club, 
Association of Professional Engineers, 


*Church of the Messiah (Anglican). 


Alcoholism Research Foundation, 
Canadian Physiotherapy Association. 
Alpha Phi Fraternity. 

Alpha Omega Fraternity House. 
Delta Chi Fraternity, 


«Salvation Army Retired Officers! Residence, 


Consulate of the Federal Republic of Germany, 
Gordon House - Home for Elderly Ladies, 


midis) A@eiale (Chlbile)- 


Villa Margarita Bilingual High School, 
Phi Delta Phi Legal Fraternity, 

Phi Delta Theta Fraternity. 

Phi Chi Fraternity, 

Anglican Women's Training College, 

Psi Upsilon Fraternity. 

Central Baptist Seminary. 

Ada de Lottinville Rest Home 

College of General Practice of Canada, 
Anaesthesia Associates, 

Composers, Authors, & Publishers Association of Canada, 


*B'Nai B'Rith Hillel Foundation (Residence). 
*Prince Arthur House Limited (Private Club). 


The Baptist Church House, 


#First Church of Christ Scientist, 


Sudan Interior Mission Home, 

Bellarmine Hall (University of Toronto) Men's Residence, 
Lorimer Lodge (The Haven) Social Service Agency. 
Canadian Dental Association, 

Royal College of Dental Surgeons of Ontario. 

Ontario Dental Association, 

Canadian Arthritis and Rheumatism Society, 

Ontario Medical Association, 


*Huron Street Public School, 
*Bloor Street United Church (Business Office), 


Sisters of Social Service, 
Toeo'h- Mark Ii Canada Club, 
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Ontario Federation of Labour, 

United Packinghouse Workers of America, 

Committee to Combat Racial Intolerance. 

Joint Labour Committee for Human Rights, 

Young Men's Christian Assoc, - National Council of Canada, 
Scripture Gift Mission, 

Shantymen's Christian Association of North America, 
Bloordale College, 

Adult Work and Home Religion, 

Canadian Council of Churches; Dept. of Christian Education. 
“Toronto Bible College. 

British Syrian Mission, 

New Annex Hospital. 

United Steel Workers of America - National Office, 
Society of the Sacred Heart Day Nursery. 


Roulet Nursing Homes Limited 

Institute of Child Study. 

Victoria Buchanan Secretarial College, 

Saint Mildred's College (Students Residence), 
*Saint Mildred's College, 
*Walmer Road Baptist Church, 

Mrs, Caroline Labarge Nursing Home, 


“Loretta College School (girls residence), 
*Loretta College School, 
*Church Army in Canada Training centre, 


Unevangelized Fields Mission, 
Church of St, Alban the Martyr, 
*Saint Alban's Parish Hall, 

Saint David's Society of Toronto, 


at St.Alban's Square *St, Alban's Cathedral, 


BATHURST STREET 


935 
91 


Taylor Statton Camp Co,Ltd, (summer camps) 
Home Service Association, 


* indicates an institution was in the same location in 1939, 
Source: Land Use Surveys - City Directories. 
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